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KUNA PLANNING AND ZONING COMMISSION 
Agenda for July 25, 2017 

Kuna City Hall    Council Chambers    751 W. 4th St.    Kuna, Idaho 
 
 

1. CALL TO ORDER AND ROLL CALL 
Chairman Lee Young 
Vice Chairman Dana Hennis 
Commissioner Cathy Gealy 
Commissioner Stephen Damron 
Commissioner John Laraway 

 
2. CONSENT AGENDA 

a. Planning and Zoning Commission Meeting Minutes for July 13, 2017 
b. 17-03-S (Subdivision), 17-03-ZC (Rezone) and 17-06-DR (Design Review) – Deserthawk No. 4 

Subdivision – Findings of Fact and Conclusions of Law 
c. 17-04-ZC (Rezone), 17-04-S (Subdivision) and 17-13-DR (Design Review) – Ashton Estates 

Subdivision – Findings of Fact and Conclusions of Law 
 

3. NEW BUSINESS 
a. 17-14-DR (Design Review) – Cory Sartin with Lansar Properties seeks Design Review approval from 

the Planning and Zoning Commission (acting as Design Review Committee) to build an accessory 
garage on an existing commercial property. The site is located at 346 West 4th Street, Kuna, Idaho 
83634. 
 

4. PUBLIC HEARING 
a. 17-02-AN (Annexation), 17-06-S (Preliminary Plat Modification) – Cazador; Residential 

Subdivision – a request from Kirsti Grabo with KM Engineering, seeking annexation of 
approximately 40.25 acres into Kuna City with an R-6 zone (Medium Density Residential) and 
preliminary plat approval to create a Single-Family Residential subdivision with a proposed gross 
density of 4.08 dwellings per acre, yielding 164 residential lots and 18 common lots. The site 
address is 2332 N. Ten Mile Road, located on the south-east corner of Ten Mile and Ardell Roads, 
Kuna, ID 83634. 

-Staff requests this item be tabled to a forthcoming Planning & Zoning Commission 
hearing 

b. 17-05-ZC (Rezone) - John Van Dyke with JSV Development requests to change an approximately 
1.46-acre parcel from the current R-6 (medium-density residential) zoning to a C-1 
(Neighborhood Business District) zone. The site is located north of West Avalon Street, south of 
West Owyhee Avenue, approximately 80 feet west of the intersection of North Bridge Avenue 
and West Shortline Street; addressed as 692 W. Avalon Street, Kuna, ID 83634. 
 

c. 17-05-S (Preliminary Plat) - Springhill Residential Subdivision - On behalf of NE Kuna Farms 
(Owner), AJ Lopez with Bailey Engineering, Inc., is requesting approval for a preliminary plat 
modification for approximately 180 acres (of the previously approved 208.58 ac. approx.), 
currently zoned R-6 (Medium Density Residential). The applicant proposes to subdivide two 
properties into 677 buildable lots and 39 common lots with a proposed density of 3.31 
Units/acre. The subject site is located on the south-east corner (SEC) of Linder and Lake Hazel 
Roads. The property address is 1585 W. Lake Hazel Road – Parcel No’s S1301212425 and 
S1301325480. 
 

5. COMMISSION DISCUSSION AND REPORTS 
 

6. ADJOURNMENT 
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PZ COMMISSION MEMBER PRESENT CITY STAFF PRESENT: PRESENT 
Chairman Lee Young Absent Wendy Howell, Planning Director X 
Commissioner Dana Hennis X Troy Behunin, Senior Planner Absent 
Commissioner Cathy Gealy   X Trevor Kesner, Planner II X 
Commissioner Stephen Damron X Jace Hellman, Planner I X 
Commissioner John Laraway  X   

               
6:00 pm – COMMISSION MEETING & PUBLIC HEARING 
 
Chairman Young called the meeting to order at 6:00 pm. 
 
Call to Order and Roll Call 
 

1. CONSENT AGENDA 
a) Planning and Zoning Commission meeting minutes for June 27, 2017. 
b) 16-11-AN (Annexation) – Kolo, LLC (Logan Patten); Jay Walker with AllTerra Consulting – Findings of Fact and 

Conclusions of Law. 
c) 17-04-SUP (Special Use Permit) – KJ’s Superstore – Findings of Fact and Conclusions of Law. 
d) 17-03-SUP (Special Use Permit): BRS Architects representing Smoky Mountain Pizzaria Grill – Findings of Fact 

and Conclusions of Law. 
 
Commissioner Damron motions to approve the consent agenda; Commissioner Gealy Seconds, all aye and 
motion carried 4-0. 
 

2. PUBLIC HEARING 
a) 17-03-S (Subdivision), 17-03-ZC (Rezone) and 17-06-DR (Design Review) – Deserthawk No. 4 Preliminary Plat: 

B&A Engineers representing Endurance Holdings, LLC requests preliminary plat, rezone and design review 
approval for an approximately 9.43-acre parcel within an existing agricultural (Ag) zone to a medium density 
residential (R6) designation, and subdivide the parcel into 34 residential building lots and seven (7) common 
lots. The site is located approximately 2500 feet south of the intersection of West Avalon Street and South Ten 
Mile Road on the southeast corner (SEC) of South Ten Mile Road and West Sunbeam Street, and is addressed 
as 874 S. Ten Mile Rd., Kuna, Idaho. 
 
Trevor Kesner: Chairman and Commissioners, for the record, Trevor Kesner, Kuna Planner II, my business 
address is 751 W 4th St. The rezone, subdivision and design review application before you from the property 
owner, endurance holdings, LLC as represented by Dave Crawford with B&A Engineers seeks approval to rezone 
approximately 9.43 acres that is currently in city limits from the existing Agricultural Zoning Designation to an 
R-6 medium to low density residential zone and subdivide the parcel into 34 residential building lots and seven 
common lots to create the fourth phase of the deserthawk community. The site is addressed as 874 S. Ten Mile 
Road, and the site has been used as a homestead and was farmed for many years. It is located approximately 
2,500 feet south of the intersection of West Avalon Street and South Ten Mile Road on the southeast corner 
(SEC) of South Ten Mile Road and West Sunbeam Street. This Parcel is designated as Medium Density 
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residential in the approved comprehensive plan future land use map, so an R-6 zoning designation 
appropriately accommodates a subdivision use. Agencies were notified and those who responded have been 
included as exhibits in your packet. The owner’s representative is here tonight and has been apprised of the 
proposed conditions and has indicated agreement to comply with them. Planning and Zoning also received a 
letter from a concerned neighbor which has been included as exhibit B-3 for reference. Planning and Zoning 
staff have concluded that the rezone and subdivision preliminary plat application comply with the goals and 
policies within the comprehensive plan and the future land use map; and that the design review application 
complies with title 6 of Kuna City Code for subdivisions and Title 5 for landscaping requirements and 
recommends approval with the conditions as stated in the staff report. With that, I stand for your questions. 
C/Hennis: Any questions? C/Damron: I have no questions. C/Gealy: I have no questions at this time. C/Hennis: 
Okay, Thank you. David Crawford: Chairman, Commissioners my name is David Crawford with B&A Engineers, 
I am here representing the applicant who couldn’t be here tonight for deserthawk subdivision No. 4. I 
appreciate the overview that Trevor gave, we certainly are here asking for preliminary plat approval and zone 
change approval to R-6 zoning. We have brought to the table an infill subdivision for the lack of a better term, 
we proposing to build right next to current subdivision construction project called Deserthawk subdivisions No. 
3 and this bares the same name, it’s on the west side of the street, Deserthawk No. 3 is currently under 
construction and that will finish up an old preliminary plat that was a three-phase development and this is 
essentially an extension of that, it abuts Deserthawk No. 3 on ten-mile Rd. One thing that we do is work with 
all agencies, city engineers, to bring water, sewer and pressurized irrigation to the site. Those services that 
exist within Ten Mile Road, are not adequate to serve this development, so what we were asked to do is open 
sunbeam street, which currently an unopened right of way and bring all the sanitary sewer, pressurized 
irrigation and domestic water from the northwest of this project about 1700 feet. We have mainline extensions 
for all three of those coming in from down Ash St through the unopen right of way on sunbeam to service this 
development. We will also be looping those connections for pressurized irrigation and domestic water at the 
west corner of the development to bring them up to current codes. All services will be available to the 
development it will just require some offsite improvements. We agree with all of the conditions that are 
contained within the staff report, we worked with the city extensively through the pre-app process, we worked 
with the fire department and the Ada County Highway District, and all of the litany of other alphabet soup 
agencies that responded here. We don’t have any issues with the conditions of approval. We are confident we 
can bring an attractive quality subdivision development to Kuna. With that I will stand for any questions you 
might have. C/Gealy:  I have just a couple of questions. With respect to the ACHD report. In terms of Sunbeam 
and Ten Mile, there staff comment was that it does not meet district policy and they had some suggestions, 
have you incorporated those suggestions into your plan. David Crawford: Chairman, commissioner, yes. We 
have incorporated those, what we have shown is a larger right-of-way on Ten Mile, than what they asked for. 
The reason for that, was because Deserthawk Subdivision No. 3 was proposed, Ten Mile was proposed as a 96-
foot-wide corridor, five travel lanes and what they want is something less than that. C/Gealy: But they still 
want that right of way I believe. David Crawford: They are, only the 72 feet. C/Hennis: Right. David Crawford: 
So what we did was went through several discussions about that, because they were also not requiring 
necessarily curb or sidewalk on that side of the road, we knew the city of Kuna was interested in having a 
completed look, for both sides of the road, so we certainly worked with them, though we haven’t quite got the 
exact determination where the curb line will be located we are proposing exactly what we show and that is a 
detached sidewalk and we will place curb at the appropriate location once ACHD tells us where that is. So, it 
will be a 72 foot right of way and we will finish it off with a curb and side walk along the Ten Mile corridor. It 
won’t look weird. With the sunbeam opening, we worked extensively with the highway district, it looks like 
what we have on sunbeam meets their current policy we have 24 feet of paving with the borrow ditch and 
after several discussions with them, just I think some miscommunication with them, but I think we can meet 
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all of their requirements for sunbeam, including the widening as well. Our biggest concern with sunbeam street 
was that it is unopen, and people have occupied with fences and other improvements and we didn’t want to 
disturb them if we didn’t have to. Our goal was to not move their fences if we didn’t have to. ACHD has asked 
us to contact them when we are moving forward and if it needs to be moved, they are going help us work with 
the neighbors to do that in an appropriate manner. As the plan currently stands, we have developed it to have 
the least impact possible on them that we can. C/Hennis: Just one question regarding ACHD, So, your lower 
street, I can’t find a street name on it, oh Sahara Drive, so that one is just going to end, is there future projects 
adjacent to it that are already planning to extend that, or eventually use down the road or is just a stub street. 
David Crawford: Chairman, commissioners, policy both in the City of Kuna and Ada County Highway District to 
stub streets to large undeveloped parcels. This is within an existing subdivision with large lots that they 
anticipate redevelopment in the future, so the policy is to provide stub street connections to them. When we 
first presented our plan to them there is a property line that exists about half way up in the middle of the 
boundary that heads east and we had the stub street located there, ACHD requested that we don’t split those 
streets on the half because you can’t build an exact half street, so you need at least 42 feet of right of way to 
build a half of road. So, they asked us to move it down to one lot or another and we stubbed it over there so 
that road can be extended in the future when it does redevelop. C/Laraway: Okay question, you have in here 
a six-foot vinyl privacy fence, but you mentioned that if there is already an existing fence with other property 
lines, you’re not going to put a fence there, or is that something the property owners are going to work out. 
David Crawford: Chairman, commissioners, yes that is an interesting question because what we are proposing 
to do to have the least impact along sunbeam street is not disturb the existing fence because it is all going to 
be roadway. The Kuna City Code requires that we put up a boundary fence around the development but that 
will exist south of Sunbeam street so you will have the road, the landscape buffer that exists next to it and then 
the fence, so we are not trying to impose on other people’s fence lines that they may use for their pasture 
land. C/Laraway: Thank you. C/Damron: Are the stub streets going to have temporary cul-de-sacs, so if fire 
trucks go down there they can actually turn around, instead of backing out. I noticed here it said that if they 
are not 150 feet or longer they can just stub, so are you going to cul-de-sac those so the engines have place to 
turn around, or EMS. David Crawford: Chairman, commissioners we did have extensive discussion with ACHD 
regarding that. Exceeding the 150-foot length cause the turn around. The stub street to the east is less than 
150 feet, there is only one lot depth there. The stub street to the south is only 130 feet on the west side at the 
radius and only 114 feet on the east side, so after they had a chance to look at it, they said no that will meet 
with policy so there is no reason to have a turn around there. C/Gealy: This is a landscaping question, it looks 
like the trees have been pulled out to ten mile and sun beam, was the intentional? David Crawford: What we 
have shown here is the trees existing in that buffer strip between the curb and sidewalk. So, that it won’t be in 
the street right of way. ACHD has us place those outside the right of way, normally ten feet. C/Gealy: Actually, 
that wasn’t my question, my question was more there seems to be very few trees within the subdivision and 
they all seem to be on the outside boundary or border. David Crawford: There are narrow landscape trips that 
are not in code but we placed them in there to soften the street buffer. That is one thing we have added as an 
amenity. It softens the streetscape so we have an HOA controlled and maintained corridor for some shrubs 
and trees and little things to soften that streetscape. C/Gealy: When I look at it there were seven common lots, 
and so those within the subdivision are four of those common lots? David Crawford: Correct. C/Hennis: Any 
further questions? C/Hennis: Any further questions? Thank you. David Crawford: If I may make one more 
statement while I am here, regarding the letter we received from the neighbor Patty Breisnhower, one of the 
things that she indicated in the letter here is that she didn’t want us to rezone her property so she could keep 
the agricultural status and I just wanted to touch base on that really quick. The Kuna City Comp plan really has 
this area redeveloping into a more dense neighborhood, we are clearly under the R-6 zoning, we are sitting 
more like 3.6 units per acre, so we feel that it is a good fit with the area, but the rezone of this property won’t 
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change her agricultural status. So, I just wanted to touch base on that while I was here. C/Hennis: Thank you, 
Okay, with that I will open the public hearing at 6:17 and I only have one person that is signed up on the hearing 
sheet, Rich Tillman. Rich Tillman: 1251 South ten mile which is near vicinity of the new subdivision. My question 
traffic and the traffic on south Ten Mile, has there been any kind of traffic study done by ACHD for volume of 
traffic. My concern really lies around whether or not, it seems like all of these new subdivisions really empty 
out on Ten Mile and these traffic loads, and looking at this I have haven’t seen a detailed map, but is that 
correct that they are going in and out, or do they go in and out on other roads. I am just looking at it simply if 
there is 35 houses on there and most people have two cars there is another 70 cars out on the street and that 
in itself is probably exacerbated by other problems. I think south Ten Mile has actually become a new 
commuter route, back and forth from the new meat plant that they just opened up on South Cole Road. Also, 
I think there is a lot of people that live between Nampa and Kuna that use king road and south Ten Mile as a 
commuter road back and forth to Boise for work. You can see the traffic patterns in the morning and in the 
evening. They really pick up during the rush hours, also the Falcon Ridge School down at the end of the street, 
very near to the subdivision, there is quite a few kids there, most whose parents come drop off and pick up, 
which adds to the traffic there on Ten Mile. The commuters really add another dimension as they don’t observe 
the speed limits so most of the time it is way above the 35 mile an hour speed limit, and since they are 
commuting to and from work, they are impatient and they pass and do things that you normally wouldn’t do 
on a residential street, or as its becoming a residential street. The new subdivision actually adds a lot more 
pedestrians, as we get new neighborhoods and homes we get a lot more people. Kids on skateboards, kids on 
bicycles, families walking up and down ten Mile, and only a third of that has a sidewalk on that, so the rest of 
that you are just walking a white line on the edge of the pavement. So, we have a lot more pedestrian traffic 
and a lot more other traffic coming from not only the new subdivision, but the meat plant and the commuters, 
And Ten Mile is actually convenient because you can turn and go fast, and you don’t have to go through the 
corners if you continue from King road up to Black Cat. The second concern I wanted to mention was around 
the emergency services and the availability of emergency services. Today we had two major fires out there, 
one involved structures at King Road and Black Cat, and the other was a major brush fire up above 
**Inaudible** heights and that’s all good as long as Union Pacific isn’t across both tracks. We haven’t had the 
perfect storm were somebody is having a stroke and the train is blocking the tracks and those guys are not 
going to be able to get across to help whoever it is who is having a problem.  C/Hennis: Okay I think we will 
have to stop you there, that was the three minutes there for you, but we will have answers, I’m sure our 
applicant will have some rebuttal which will provide answers as well. These are all things that we do take into 
consideration as well and there have been traffic studies, which I am sure he will cover. Is there anybody else 
that has not signed up that would like to testify? Seeing none, I will close the public hearing at 6:22 and 
applicant if you would like to rebut. David Crawford: Chairman, Commissioners I am certainly cognoscente of 
all of the issues that Mr. Tillman brought up. In the ACHD staff report they did bring up a certain number of 
counts related to what they consider to be traffic related counts, because of this development did not exceed 
50 lots, we were not required to do a traffic impact study so a specific one was not done for this development. 
However, ACHD’s report indicates the number of vehicle trips per day, per lots vs the number lots proposed 
and the street section in this area were determined to be adequate to get traffic in and out of the development. 
When we are talking about schools, one of the things I find really interesting is that the only way schools get 
funded is by new tax dollars from development, and that’s what we have here so hopefully that can help with 
the Kuna school district. I don’t know how we can help with the speeding, that is kind of a police thing. But, 
one thing that we can do and one thing that we have done, is that we can proposed that we place sidewalks 
adjacent to our development along Ten Mile Road. We certainly want to keep pedestrians out of that corridor, 
out of the pavement corridor, and get them out of the traffic as much as possible, so that is why we continued 
with that sidewalk down Ten Mile road and throughout the entire development. Emergency services and 
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corridor study of that perfect storm, I am aware of the studies that were completed years ago over where a 
cross would be to get across the tracks and I think that it would be really coordinated between the city and the 
highway district. I think it is just a matter of funding that now. With that I will stand for any questions I have. 
C/Hennis: I think we are good, thank you sir. That brings up commissioner discussion. I think on the most part 
the development is laid out pretty well for that particular area. It is a better use of space, I mean it is not into 
the R6 that the comp plan has laid out, we are definitely underneath that, I think ACHD has future plans for 
Ten Mile too; hence the reason for the expanded easements that he was talking about. I think that is something 
as that area grows we will get further traffic mitigation as well.  C/Damron: For neighborhood continuity, it 
blends in well with the other developments that are there and the other phases, so to me its looks right for 
where it is at to blend in and kind of do what we want with the comp plan in that area. C/Gealy: I agree. 
C/Laraway: I conquer that the subdivision fits the way it is; the way that it is laid out; it signifies our growth 
and what we are trying to do and expand subdivisions and housing for the City. C/Damron: I agree. I would like 
to see some more internal green trees. If they’re not on there, it’s probably …they don’t have the houses on 
there, but we’ll probably see some good landscaping on those houses when they’re finished. So as Design 
Review comes through, we’ll look at that. C/Gealy: This is the Design Review. C/Hennis: Yes, this is Design 
Review. C/Damron: Oh, yeah. My bad. I would like to see more vegetation through that to kind of break that 
up a little bit instead of just on the outside perimeter. C/Hennis: I agree, but I am not sure what we can do 
except we can have them work with the City, but that can be a condition if you want it to be. But if not, I will 
stand for a motion. C/Gealy: Well, I did want to say that we are aware of the issues and concerns with regard 
to traffic and emergency services across the railroad tracks as is the City and ACHD. So there are concerns and 
those concerns are heard. C/Hennis: Yes, they have been working on the overpass or whatever the solution to 
that train problem for many years now, and that is something that I know is a large topic of theirs for a long 
time. C/Gealy: So can we ask the applicant again to address the landscaping as we see it on the perimeter as 
well as within? Because you answered the questions once before but could you answer them again please? 
Dave Crawford: Chairman, Commissioners, I think what we have shown actually exceeds the minimum 
requirements in Kuna Code for the requirements on periphery landscaping. When it comes to the internal 
part of the development, each lot owner is required to plant a specific tree out front and maybe Trevor 
could answer those specific lot development requirements based on City code, but there is some code 
that requires a lot owner to place a specific tree or where fences can go and … but what we find is that 
people really take pride in their own landscaping and they do a lot of it, so from a preliminary plat aspect, 
that is really more of a building permit thing. So we can offer that we definitely will comply with the Kuna 
ordinances that are related to that, but that will be up to the individual lot owner when they come in for 
a building permit. And I think the developer supplies the tree or trees that they are required to give them 
when they develop with their building permit. So it is kind of a tough thing because we can’t just come in 
and plant them and then end up knocking them all down. C/Gealy: But you did include the common lots 
within the property. Dave Crawford: We certainly did and you know, we could add a few more trees in 
there. We would be more than happy to add more trees to those lineal lots and the boundaries. C/Hennis: 
That would be greatly appreciate. C/Damron: Question for you before you depart; the six-foot vinyl fence 
along the perimeter, will that go in before the houses go up to keep the dust and debris from the 
neighbors? Dave Crawford: Chairman and Commissioners, yes absolutely; those improvements will be 
required prior to signature on the final plat, that we have all these improvements done including the fence 
line. C/Hennis: Great, thank you.  

 
Commissioner Damron motions to recommend approval for Case No. 17-03-S (Subdivision) and 17-03-ZC 
(Rezone) to City Council for Deserthawk Subdivision #4 with the conditions as outlined in the staff report 
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and the additional condition that the applicant work with staff to add additional trees within the common 
areas; Commissioner Gealy Seconds, all aye and motion carried 3-0. 
 
Commissioner Damron motions to approve Case No. 17-09-DR (Design Review) to City Council for 
Deserthawk Subdivision #4 with the conditions as outlined in the staff report and the additional condition 
that the applicant add additional trees to the internal common lots; Commissioner Gealy Seconds, all aye 
and motion carried 3-0. 
 

b) 17-04-ZC (Rezone), 17-04-S (Subdivision) and 17-13-DR (Design Review) – Ashton Estates Preliminary Plat: 
Applicant, Kirsti Grabo with KM Engineering, requests approval for a zone change for approximately 19.86 acres 
to C-1, and 34.76 acres to R-6 Medium Density Residential. Applicant also proposes a preliminary plat for a 
residential and commercial subdivision. The subject site is located on the southeast corner (SEC) of Meridian 
and Deer Flat Roads. 

 
Trevor Kesner: Good Evening Commissioners, for the record, Trevor Kesner, Planner II and filling in for 
Troy tonight, so be gentle with me. The applications before you tonight are case No’s 17-04-ZC (Rezone), 
17-04-S (Pre-Plat) and 17-13-DR (Design Review), and are presented for your vote to recommend approval 
or denial to Council.  All of the application materials have been assembled for your packets, hopefully you 
have had a chance to review them as needed. All of the noticing procedures have been followed to hold 
the special public hearing tonight. The applicant seeks a rezone and pre-plat approval for approximately 
51 acres, known as the Ashton Estates subdivision which is located at the SEC of Meridian and Deer Flat 
Roads. The applicant was granted annexation and zoning earlier this year, and now wishes to rezone the 
portions of the property that was originally zoned as R-12, High Density Residential, to C-1, Neighborhood 
Commercial zone and reconfigure the portions that are R-6, Medium Density Residential. Staff finds these 
requests to be complimentary to the comp plan, and the comp plan map. Applicant has also submitted 
for design review for the common lot landscaping. Staff finds the proposed landscaping along Meridian 
Road does not comply with KCC 5-17, and staff recommends the applicant add trees, shrubs and grass to 
the area as suggested in the staff report in condition # 12. The rest of the subdivision appears to comply 
adequately with KCC 5-17. Staff has worked with the applicant to get it before you tonight, and they have 
submitted everything staff has asked for. I stand for questions. 
 
C/Gealy: I noticed that the Design Review case was not listed on the agenda. C/Hennis: It doesn’t. The 
staff report does, but not the agenda.  
Trevor Kesner: Considering that a Design Review is not a public hearing item, the notice requirement is 
placing the item on the agenda; you are welcome to defer the case to a later time or amend the agenda 
to include it now. Wendy Howell: That is what I was going to suggest is amending the agenda and add it 
or we can just put it on the agenda at the next meeting. C/Gealy: I would prefer to do it now if it is not a 
public hearing. Trevor Kesner: The Design Review is not a public hearing; the Subdivision and Rezone are. 
 
Commissioner Gealy motions to amend the agenda to include Case No. 17-13-DR (Design Review) for 
Ashton Estates; Commissioner Damron seconds, all aye and motion carried 3-0. 
 
Kelly Kehrer: Chairman; Kelly Kehrer with KM Engineering. My address is 9233 W. State Street, Boise, 
Idaho. Thank you for having us here on this special meeting tonight. We are excited to bring this back 
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before you. Just a couple of points of clarification: in the Rezone, we originally had nine acres of R-12 and 
a couple of acres of that went to commercial. The rest of that is going to R-6. There was some resistance 
before with the R-12 located in the middle of the site, so we decided to pull that out and it will reduce the 
site by potentially 70+ units so it is substantially less dense; it is actually around 3.8 units per acre on the 
residential. Generally, we are good with what the staff is recommending but there is one piece and it is 
actually part of the City Engineers letter, item 3-F where they are talking about the 600,000-gallon 
reservoir for helping to feed the City’s overall pressurized irrigation system and provide land for that. We 
are happy to provide land for that within our common space, but we don’t want is a situation where we 
have a loss of lots in order to provide this giant reservoir that is going to serve a much greater area than 
just our parcel. So we would ask that the condition be amended so that it is within our existing proposed 
common area, that it be provided in the common area. Other than that, I will stand for any questions.  
 
C/Hennis: Are you in agreement to work with the City to add more trees and shrubs as indicated in the 
staff report? Kelly Kehrer: Yeah, just so you understand what’s going on along Meridian Road, so within 
that landscape buffer that’s in the Idaho Transportation Department right-of-way, City pressurized 
irrigation, a City trunk water and City Sewer line all within that corridor, so we just ask to work with the 
City engineer to figure out how we can get that landscaping in there with all of those utilities within that 
area. C/Hennis: Ok. C/Laraway: I noticed on your plat here, and this is a part I probably need explained; 
to the far right, that one road that drops down to Meridian, is that an entrance or a dead end?  
Kelly Kehrer: That is an entrance actually onto Meridian Road. It is a street entrance. C/Laraway: So that 
is an entrance and you’ve got another entrance… 
Kelly Kehrer: Can we pull up the preliminary plat and that will help provide a bigger picture. C/Laraway: I 
mean, I was counting three entrances so that is what I was wondering.   
Kelly Kehrer: So we have two public right-of-way approaches; one on Deer Flat and one on Meridian Road 
and in the commercial area, we have two right-in, right-out entrances proposed; one on Deer Flat closer 
to the intersection and one on Meridian Road closer to the intersection. C/Laraway: So in other words 
you’ve got two entrances if I see that right; the one in the middle and then you say you have one for the 
commercial to the left? 
Kelly Kehrer: Do you have the preliminary engineering drawing? This is actually the preliminary plat so… 
C/Laraway: Well, I am looking at this one. Kelly Kehrer: Yeah so there is two approaches on the… 
C/Laraway: So my question is, with the density of traffic that goes north and south on that road, is there 
going to be pull-out lanes or …? 
Kelly Kehrer: We will have to install a deceleration lane as part of that so we went through a Traffic Impact 
Study and both ACHD and ITD have reviewed it and approved it, so it is represented generally, but the 
exact configuration will be determined if we’re doing construction plans, but it will have deceleration 
lanes going south. C/Laraway: So is ITD going to require a right-run only or left-turn only coming out of 
that subdivision? Kelly Kehrer: So, the main roadway on the south is full access and then the entrance 
closer to the intersection is a right-in, right-out and that will be controlled by a center median.  
C/Laraway: On your commercial or what I assume is commercial to the north, is that going to be [building] 
pads? Kelly Kehrer: Yes. C/Laraway: So it looks like you have possibly two or three or four; I can’t tell. 
C/Hennis: It looks like five. Kelly Kehrer: I believe there are five pad sites, yes. C/Laraway: There’s going 
to be an access on Deer Flat and on Meridian Road to get into it? Kelly Kehrer: Correct, and they’ll have 
access to the interior public rights-of-way as well. C/Laraway: Ok well at least we have a light on Meridian 
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and Deer Flat Road; that’s what I was wondering because of traffic flow. Thank you. Kelly Kehrer: Any 
other questions? C/Hennis: Just one; how many actual residential lots are on that plat right now?  
Kelly Kehrer: I believe one hundred thirty-three. There is a table on the preliminary plat that calls out the 
areas and lot counts. C/Hennis: Yeah, I was trying to read it but it just wasn’t coming in clear for me. Ok. 
Thank you. Are there any further questions? Ok. Thank you. C/Gealy: I don’t know why I was thinking it 
had ninety-three lots. C/Hennis: I don’t know. Ok, with that we will open the public hearing at 6:45 pm, 
and I see that some people showed up since we got started so are there people here that would like to 
come up and sign up and talk? If you would please come forward? And just to remind everybody, at a 
public hearing we allow each individual three minutes to speak and then the applicant gets another ten 
minutes at the end to address all of the rebuttal comments that all of the individuals have brought up. 
David Andrus: David Andrus, 1928 E. Deer Flat Road. So I am kitty corner to this property out on Deer Flat 
Road. Obviously with the flow of traffic down Deer Flat Road, I mean we’ve already got traffic and this 
project is going to add to it significantly to that traffic and the way that it is laid out, a lot of that traffic is 
pointed toward Deer Flat Road. Just the way that it flows out of this area, it seems like that should be a 
big concern. And I don’t know if this is the meeting to talk about landscaping, lighting, sound? C/Hennis: 
It is. David Andrus: I am hoping that with this, I know that this has a very big commercial area so I was 
hoping that… I believe there is a dark skies ordinance, then when the first of these go in here and there is 
box lights that are turned down so we are not getting over-light and a way for those areas with the sound 
-the last thing we want is you know, big commercial sites with concrete walls up against Deer Flat Road 
which with trucks backing in and out of there so just a lot of different noise, so we are hoping that 
something can be done in the design to kind of take away from the noise from the commercial and possibly 
forcing those trucks to be loading on the opposite side instead of facing toward Deer Flat. And then along 
with that as far as landscaping goes, along Deer Flat, that they would put in some bigger trees to help with 
the sound rather than just little tiny trees that don’t do a lot or don’t do anything for the sound. You know 
people have mentioned that this is going to become the gateway to Kuna and it is hoped that as you get 
to the corner of Deer Flat and Meridian Road, that that area will look nice with large trees and landscape 
that it will be really aesthetically pleasing and will look nice. Still concerned with the three different zones 
that are going into here you know with commercial, residential and I’m not sure if there is multi-family. I 
hadn’t heard if that was the case or not so …it didn’t look like it from here so… anyway that is all I have.  
C/Hennis: Thank you. David Andrus: One last thing, also; it appears there is a park in the middle? Is that 
a park? C/Hennis: Yes. David Andrus: Ok, I just didn’t know if that was the case on that drawing so. Ok. 
C/Hennis: Thank you. Is there anyone else that would like to sign up and testify?  
Teresa Perry: Hi. Teresa Perry; 2151 East Deer Flat Road. My property does butt up right to this just a little 
tiny bit, but it does butt up to it. So everything that Dave said goes for me as well. I also am concerned 
about the in and out on Deer Flat Road. They are stating that they are doing full access on Deer Flat Road, 
plus a right-in, right-out and I don’t see where that can go. They also show that park there, but I don’t see 
any parking for a park so… and it concerns me that a park would be right next to a commercial area that 
could, in time, become very busy and parks, obviously are busy too. As far as buffering noise and 
everything… you know this is a huge subdivision that is going in next to us and between Meridian Road 
and Locust Grove, there is a total of twelve houses and you are talking that you are putting one hundred 
and thirty-three on this, so in my eyes, I don’t feel that this design fits our neighborhood. I think there is 
way too many houses. It’s going to be putting two-hundred and fifty plus cars out on these roads every 
single day with multiple trips. I don’t see how Deer Flat and Meridian Road can handle that amount of 
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traffic with Winfield Subdivision coming in and the potential for the northeast property also going to be 
built on that will probably end up having another type of gas station as well as kitty corner, there is going 
to be a gas station and car wash there too. So you are talking about a huge amount of traffic in that four 
corners area that is going to impact our quality of life big time. That’s it. C/Hennis: Thank you. And seeing 
no one else signed up, I guess the applicant can have his chance to rebut as well. Kelly Kehrer: KM 
Engineering, 9233 W. State Street. I have a couple of points for clarification I would like to point out; I 
know that there is some concern about the commercial pads. Each of those are going to have to come 
back through the City’s process to make sure that the buffering and the proper protections are in place 
so that they aren’t negatively impacting those around them. There are only two zones; I think it’s been 
clear for everybody but there is only two zones that we are coming in with now. Currently we are changing 
it from the three zones to the two. In terms of the park; that is a City park in the center of the parcel. 
We’ve met with Bobby the Parks Director and there is planned to be parking lot in the northwest corner 
of the park so there will be parking for the park. And obviously traffic is always a concern; we’ve gone 
through a traffic report that has been accepted by ACHD an ITD and they have determined that those 
roads can sustain the traffic. With that, I would be happy to answer any more questions you might have.  
C/Laraway: In the process of working with ACHD and ITD, this is a good Litmus test for me because this is 
going to be the first subdivision that is across Highway 69 that is possibly going to cause foot traffic to get 
to the high school. Is there any kind of stipulation, agreement or something with ITD or ACHD is working 
on to help get these kids across the crosswalk or is it going to be bus-only? I don’t know that the school 
district has talked about that. Kelly Kehrer: We haven’t had any specific talks with the school district about 
foot traffic crossing the street. Obviously, there is going to be traffic. There are traffic lights but beyond 
that I don’t know if I can answer your question. C/Hennis: Just to expand upon a couple of the questions 
that were asked; City ordinance generally has the ‘dark skies’ ordinance in place so you are aware of that 
stuff and staff recommendation and such. Kelly Kehrer: Yes, we are and frankly, we want it as well for our 
residential. C/Hennis: Also, would you be opposed to some larger trees on the back side along the canal 
area in order to mitigate some of the sound as requested? Kelly Kehrer: You know, with our landscape 
plan that we have, we have some… C/Hennis: They are mostly little shrubs. Kelly Kehrer: Yeah, I guess 
you’re right; I guess I caution that with the water storage reservoir that we are potentially putting right 
along that area. C/Hennis: But I mean, with all of that work being in place and then… Kelly Kehrer: Yeah 
we can come in with a few larger trees there, absolutely. C/Hennis: Ok. Actually, I can ask staff about the 
park. Any other questions? Thank you. I will close the public hearing for Ashton Estates at 6:55 pm. With 
that, we have Commissioner discussion. I like this a lot better than what we were looking at before; I think 
it is toned down quite a bit, size-wise. There are still a lot of houses going in there but it is quite a few less 
than we were expecting. I think the applicant sounds like he is willing to work with the City and take some 
of the ideas behind the sound control and all of that into consideration and we can condition them to 
work with the City to make sure it’s appropriate. A question for staff was, so if it’s a City park, how do we 
see what that one is going to be… I mean, do we have a design review on that so that some of the citizen 
concerns with parking and amenities, how would that be addressed? 
Trevor Kesner: If it is going to be a City park, I am assuming that the land is going to be dedicated or 
deeded to the City, because the City will accept it and maintain it. So, it will be built to City standards. As 
far as landscaping for a future City park, I would imagine that like anything that gets built, it would have 
to go through the Design Review process. There is a landscape plan associated with this project, but if it 
is going to be a City park, then there might be future recommendations for parking and such. C/Hennis: 
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Right because there is nothing in this particular in this landscaping plan with regards to that, especially 
like the citizen asked, with regard to parking. So the City ordinance has a requirement for the minimum, 
at least on square footage for parking? Trevor Kesner: Yes, possibly based on park acreage. C/Hennis: And 
so that will be addressed by the City at a future time? Trevor Kesner: Correct. C/Hennis: Ok, thank you.  
Trevor Kesner: I apologize, could I just … there is an additional person that would like to address the 
Commission that is representing the applicant. Is that allowable? C/Hennis: I would imagine, yes. C/Gealy: 
If we are going to do that, then we will need to re-open the public hearing for questions that come up. 
C/Hennis: Ok, so we’ll go ahead and re-open the public hearing again at 6:57 pm. Go ahead and state your 
name and address please. Kristi Grabo: Hi, good evening; Kristi Grabo with KM Engineering, 9233 W. State 
Street in Boise. Just as a point of clarification, we met with the Parks Director and we did discuss that we 
would be deeding the property and basically donating the ground to the City and so the City would be in 
charge of whatever they want to put there. So we discussed where to put the parking and where to put 
the curb-cuts so he could put the parking where he wants it. We’ll stub the utilities to it so they can put 
restrooms in. So that has all been discussed with Bobby at this point so there is a plan in place. C/Hennis: 
Ok, thank you. Since this was re-opened and there is some more information, is there anyone else or any 
other questions that would be asked in regard to that? If you could come up and sign in please, whether 
you are in favor or opposition. Harry Conklin: Harry Conklin, 2211 E. Deer Flat. Kuna. My question was on 
that east side and the lots over there. That’s a lot of houses and how big the lots are is what I was 
concerned about. How many and what kind of fencing they are going to put in there. And there was 
something about a path along that canal. Because part of that canal, I’ve got land on both sides of that 
canal and I was just curious what the story was there. That looks like a lot of houses for such an area. But 
that’s pretty much all I’ve got to say. And noise is going to be a problem …inaudible …and I’ve got cows so 
it’s pretty smelly. But we live in the country so that’s the way it is. Anyway, that is pretty much all I’ve got 
to say. C/Hennis: Thank you. If the applicant would like to answer his questions if you could? Kelly Kehrer: 
Chairman; Kelly Kehrer, KM Engineering, 9233 W. State Street, Boise. Along the east side, those lots vary 
in size from around fifty-five hundred square feet to some that are up to twelve thousand square feet, so 
they do vary in size along there. In terms of the canal, part of what we have to do is extend the City’s 
pathway system on our side. We’re obviously landscaping outside of that but we’ll also be putting the City 
pathway along that corridor. Other than that, if you have any other questions…  
C/Hennis: I had one question with regards to fencing; I didn’t see all the way clear on here. Kelly Kehrer: 
The intent is along the perimeter of the subdivision to install a six-foot vinyl fence. C/Hennis: Ok, thank 
you. And with that, I will go ahead and close the public hearing again at 7:01 pm. Commissioners?  
C/Gealy: Well, I agree that it is far fewer houses or residences than we had expected. I am very happy to 
see an amenity of a City park included and in fact it exceeds what I would have expected -and I appreciate 
that. I also appreciate the pathway, and that in terms of landscaping along the canal, I think the Boise 
Project has quite a bit to say about landscaping. I am sure you can do any landscaping along Boise Project 
right-of-way but I think landscaping along the canal will be helpful. I would actually like to see more 
landscaping along Meridian Road because it looks like there is going to be sidewalk there. Am I correct? 
There is a sidewalk along Deer Flat and Meridian Road and as I understand, from what I’ve read those are 
going to be detached sidewalks so I would like to see landscaping along those sidewalks. Especially in the 
summer time, I think people need the shade. C/Hennis: Well, I think that there are certain requirements 
that ITD will let you do in that easement too, so there can be a requirement to work with the City and ITD 
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so they can try, but I know if you have that many utilities going through that area, you don’t want big trees 
on that because it will disrupt those so we do have to consider those utility easements along there.  
C/Damron: I still have a huge concern with the traffic from one…we know they are going to extend that 
and I know they’re going to widen those streets in the future. But as Commissioner Laraway brought up, 
the concern for the kids walking to school from there. That’s within walking distance so I am pretty 
surprised at ACHD as far as, that wasn’t addressed. The crosswalk, light, signal; that stuff had to be in 
there. C/Hennis: Well remember that Meridian Road is actually ITD. C/Damron: Oh, is that ITD? C/Hennis: 
Yeah, that is ITD to cross Meridian Road. C/Damron: Ok, my correction. But still, the size of the lots are 
going to be starter homes; young families with young children walking across there who don’t pay 
attention as well as they should. I would really like to see something from ITD on that to maybe mitigate 
that and those kids crossing those streets. C/Hennis: Yeah, I am not sure how much we can do, but we 
can have the City recommend them look at it. That is maybe the only thing that I can think of. C/Gealy: 
Trevor, do you have any comment?  
Trevor Kesner: I am not sure that Traffic Impact Studies factor-in pedestrian activities. I know that ACHD 
works with ITD for signalization of intersections along the highway. We could certainly ask them to re-visit 
the pedestrian issue, but other than that, I don’t know if we have any pull or teeth here. C/Laraway: One 
thing to think about is ACHD does all the [traffic] light maintenance and timing for ITD so they can 
manipulate how long and at what pattern the lights… they can extend the time to get the kids across. That 
is fairly simple and I am assuming the Elementary kids and the Junior High are going to be bused anyway 
because of the distance. So, I am hoping it’s not just high school kids without cars because they may be a 
little gutsier to cross that road at the wrong times. Trevor Kesner: And there may be residents that cross 
to get to commercial amenities across the street, so crossing is an issue because it is a long way to cross. 
C/Hennis: It is, and that’s why I offered that maybe the City could start a conversation with ACHD and ITD 
as to what their thoughts on that are. Because it is something that I think needs to be addressed for 
resident’s kids as well as adults. Trevor Kesner: There are plans to widen Deer Flat on the west side of the 
highway so I am assuming that the developer is granting right-of-way for a wider Deer Flat on the east 
side along their development so I assume that what they propose, obviously ACHD and ITD have accepted 
that. I just wanted to put it out there that Deer Flat Road and that intersection will be getting some work 
in the future. It is in their work plan. C/Laraway: And one thing in regard to the gentlemen to the east, 
you were talking about noise complaints; as of last year, you cannot file a noise complaint against and 
agricultural situation. Tractors, cows, water pumps; you can’t file noise complaints against that so your 
farm is safe. C/Gealy: I do have a concern about the transition from rural to subdivision. C/Hennis: On the 
east side there? C/Gealy: On the east and the south. I feel it is well mitigated with the commercial on 
Meridian Road, but in terms of the boundaries, I don’t feel the transition is adequate. I would like to see 
larger lots around the outside perimeter. C/Hennis: I am not sure larger lots would give you a lot of 
transition unless you did some sort of boundary-type elements for buffering but whether you have one 
house or two, you are still right up against the property line. And they had reduced significantly what they 
had projected. C/Gealy: Right. That is a fact. C/Hennis: I am not sure what else we can do with respect to 
transition, but that is a good point. C/Gealy: Those really are the concerns. I mean my primary concerns 
as we develop is providing amenities for our citizens and that we provide transitions between new 
development and existing development. And I appreciate the amenities. I appreciate the park and the 
pathway, but I am disappointed in the transition. C/Hennis: I guess if that develops with those particular 
lots, we can try and monitor placement within the lot for transition as well. C/Gealy: I don’t understand 
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what you mean. C/Hennis: So we don’t have the residential unit pushed to the rear of that area; maybe 
move it forward a little, maybe the middle of their lot. The owner of that parcel might have a larger back 
yard, it could provide a little bit of transition but just as the lots develop. Without re-doing the whole plat, 
I am not sure how we can try and make that transition difference. C/Damron: I agree with you Dana. No 
matter what we do, even if we half those lot sizes there, you still have the same type of transition back 
there. Depending on what’s going to happen with that property right next to it… C/Gealy: And that is the 
big unknown, but whatever happens to it, it will come through Planning & Zoning. C/Damron: Right; and 
we’ll have to make sure there is continuity between the two. C/Gealy: …so that there are appropriate 
transitions between uses. C/Hennis: And I do have a feeling that most of the traffic that comes out of here 
is going onto Deer Fat and go west-bound and probably north on Meridian. I do not anticipate them going 
east-bound on Deer Flat to get around, I mean not to many of them I would imagine. Some will, but as 
they expand Deer Flat and that intersection, it would naturally draw them back onto the highway or at 
least I would hope the majority of them. I would stand for a motion if anybody is...    
C/Gealy: I guess I would expect traffic to head straight to Meridian Road and not necessarily to Deer Flat 
for the most part. C/Hennis: The majority; yes. C/Gealy: Trevor, is there anything we can do to encourage 
more transitional lot sizes? Trevor Kesner: You could certainly condition something. Maybe it’s additional 
landscaping or a buffer or a common lot. Within a development if you have incompatible land uses, such 
as a commercial next to residential, you are typically required to put a buffer between those two uses. 
Here, you have a perimeter with a land use of R-6 next to an agricultural, so it’s almost expected that the 
agricultural use is kind of a lower intensity use so the buffer is typically not expected there. And as you 
said, you don’t know what happens to that land in the future or what that future land use would be. Again, 
you can make recommendations to the City Council as you see fit. C/Hennis: Maybe that is a good way to 
do it because these are recommended for approval to the City Council. Have them look at the transitional; 
maybe additional landscaping to the rear, but again, it’s an agricultural site …but there are people that 
live there. Trevor Kesner: Just bear in mind that the Design Review stops here. City Council will not be 
considering Design Review, so the landscaping should be discussed here. C/Hennis: You’re right. 
C/Damron: Cathy, what do you suggest for that landscaping on that southern boundary? Large trees to 
kind of block that area or...? 
C/Gealy: Well, I would prefer to see fewer lots along there. I mean, I wouldn’t suggest that it needs to be 
a lot fewer, but I just feel like there should be some sort of a transition. But there is not; they all appear 
to be the same density that exists within the subdivision. I wouldn’t think that it would need to go even 
as much as half as many necessarily, but I would like to see some effort to place larger lots along that 
perimeter. I don’t know that landscaping would mitigate that transition. I guess there will be a vinyl fence 
and in some cases, we do berms with landscaping, but I’m not sure that it’s necessary or appropriate on 
this. C/Hennis: Well, and to the south, there is going to be additional developments like this at some point 
in the next number of years because of the corridor. The east boundary would be a little more 
questionable. Trevor Kesner: The comprehensive plan future land use map slates that surrounding land 
use should be medium-density residential. C/Hennis: Even to the south? Trevor Kesner: East. C/Hennis: I 
didn’t look that up. C/Damron: I am just concerned that if we do recommend those go to a larger lot, in 
order for the developer to meet the R-6 zoning, what are we going to lose? Are we going to lose the City 
park to make up those building lots or...? C/Gealy: Well, I don’t want to give up the park. C/Damron: I 
agree. So, it’s kind of a give and take to make that work. There is not much in there other than the City 
park that we can give up to make those a little larger and fit the R-6 zone that he wants. C/Hennis: Right. 
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And plus, directly to the south, the comp plan shows that being commercial, neighborhood and 
commercial. The east boundary as Trevor indicates…  C/Gealy: Is R-6?  C/Hennis: Yes. Medium-density 
residential. C/Gealy: This says mixed-use, general or mixed-use city center …you’re right. It’s commercial 
to the south. C/Hennis: There is a lot of colors there. C/Gealy: There is a lot of colors there. C/Damron: 
So the transition with the commercial being there doesn’t seem to be a big deal then. C/Hennis: Right, 
because they’re going to have to mitigate or buffer their commercial when they come in. So, they’re going 
to have to landscape it or something to buffer that when they come in, because that’s a different usage. 
C/Gealy: The property to the south? C/Hennis: Yes.  
C/Gealy: Alright. Are you ready?   

 
 Commissioner Damron motions to recommend approval for Case No. 17-04-ZC (Rezone) and 17-04-S 
(Subdivision) to City Council for Ashton Estates Subdivision with the conditions as outlined in the staff 
report and the additional conditions that the applicant work with City staff and ITD for additional 
landscaping along Meridian Road; and work with ITD in regards to pedestrian crosswalk improvements at 
the intersection of Meridian and Deer Flat roads; and work with City staff and the City Engineer with regard 
to the water storage reservoir agreement; Commissioner Laraway Seconds, all aye and motion carried 3-
0. 
 
Commissioner Damron motions to approve Case No. 17-13-DR (Design Review) for the Ashton Estates 
Subdivision with the conditions as outlined in the staff report and the additional recommendations for 
trees, shrubs and grasses per the staff report and to provide the water storage reservoir within the 
common areas; and to work with City staff and ITD to add additional landscaping along Meridian Road; 
and to work with ITD and City staff with regard to pedestrian crosswalks at the intersection of Meridian 
and Deer Flat Roads; Commissioner Gealy seconds, all aye and motion carried 3-0. 

 
3. COMMISSION DISCUSSION AND REPORTS 

 
 C/Hennis: Is everyone going to be here next time? C/Laraway: Is this an open forum for us? C/Hennis: 

Sure, as long as you don’t mind being on the record. C/Laraway: Ok, so this the litmus test for me and my 
learning because we are now building on the other side of Meridian Road and it is not like we are building 
a subdivision off of Sunbeam. I think there is going to be a different mindset when it comes to traffic and 
pedestrians getting people across because they put a walkable code of ‘15’ on this and that’s just ‘OK’ 
which meant ‘it’s OK’. And I guess that’s my concern is crossing that road …I mean as we reach across 
Meridian Road there, it’s just going to get bigger and badder. At some point in time, are we as a City going 
to …and I know this is overstepping it, but I am asking; a walking path over the top or something is going 
to be required to get traffic and people across. Because we can’t take or ask a lot of those pedestrians to 
walk across something like that with the expectation of ‘well, you should have known better’. I mean, that 
is just not going to work. So, we have to provide a safety corridor to get this transition across highway 69 
with future developments. Patagonia is north of here now, and they are going to bus the kids so that is 
not a problem, but when we start building in this area here, anything that is going across 69 has got my 
concern. C/Hennis: That is a good point because it is not something that we have had to rightly consider 
until now. So, that is a good point that has been brought up. It has kind of been rhetoric for the City up 
until now but it is something we need to consider as we start moving to the other side. That is a very good 
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point. C/Damron: And to caveat that, I get really concerned looking at the Ada County reports and traffic 
reports and ITD; I almost feel that they are not looking at it as a large subdivision. The size of houses, the 
starter homes and stuff like that, they are not seeing what those issues are going to be. They just pass 
along the report and this and that, and then that’s it. C/Hennis: Yeah, unfortunately I mean these traffic 
studies, you know, that is the information that they put forth. It’s like in these larger multi-family housing 
developments, we know that it’s 1.5 parking places per unit is not enough, but that is what the ordinance 
is and that’s what the legislation is that they go off of and base their stuff on. Otherwise, there would have 
to be something that suggests it needs changed. C/Damron: So, how do we look at that as a public safety 
element within the community to have them change those standards? C/Laraway: Well, and that’s one 
thing we ask the City to do and …so, I didn’t want to put too much off on him and his development because 
the traffic is not his problem. He is going to create it, but ITD is going to funnel it, move it, get it safe, put 
traffic control devices to keep it going. It’s not his problem but I think that as we are starting to approve 
these subdivisions, I think ITD and ACHD need to take a deeper look at some of these traffic signals. They 
really don’t like doing too much for subdivisions. C/Hennis: And it’s kind of hard for us because we get 
the ACHD report or the ITD report with our packets on a Thursday or Friday and I don’t know if there is a 
way that we can get those may a week or so ahead so we can pester ITD or something. Trevor Kesner: 
Often, we as staff don’t actually receive their reports or comments right up until the day we send out 
packets. C/Hennis: Right, and I know that, and that is what kind of ties our hands now and we don’t have 
any way to do it and these guys are waiting for an approval or denial or whatnot and we cannot be afraid 
to table some of these larger ones. You know right now, it seems like we almost try to push them through, 
but we have tabled items before for two or three weeks based on information that is just not quite right. 
C/Gealy: Or it’s not ready. C/Hennis: Right. So, maybe as a condition we need to be cautious and if we 
don’t feel it has been addressed yet, then we table it based on further discussion or further information, 
questions or answers from ITD. We have that ability. And especially now like he said, as we are getting 
more and more. I mean, you saw the article in the newspaper about how fast we are growing and I think 
that we are the ones that citizens are looking at to try and say, ‘is this appropriately looked at’? And I 
would say …I wholly believe what you guys are saying with ITD and ACHD; I don’t know if they fully look 
at it, beings it’s in Kuna and on the outlying areas; however, I think they are having to take a better look 
now because of how fast we are growing out here. It’s not like we were five years ago when everybody 
kind of brushed us off. C/Laraway: Do we have a representative from this area from ACHD? Trevor Kesner: 
Our …I don’t want to say our representative, but regarding the Commission or somebody that is on the 
[ACHD] Commission is Kent Goldthorpe who is generally the liaison for our area. C/Hennis: Yeah, I notice 
his name is on the emails. C/Gealy: What role does Compass (Community Planning Association of 
Southwest Idaho) play? C/Hennis: They have the crystal ball. Trevor Kesner: As you know, Compass plays 
a large role in coordinating for funding and future projects, so I think Compass definitely has a seat at the 
table when it comes to recommendations with this sort of thing because they are a regional MPA 
(Metropolitan Planning Organization). C/Gealy: Well, another thing to consider is there was recently a 
very large land donation to the School District on the other side of Meridian Road and there will very likely 
be a school over there. Trevor Kesner: Or a park. C/Hennis: You are shaking your head over there? 
C/Laraway: I don’t think there will be because from what I understand, when land is donated to the school 
district, they are not obligated to build. C/Hennis: Well, no, they’re not obligated to build but if they’ve 
got a free property versus paying for one, but if they built somewhere, that could be a choice. C/Laraway: 
And I could be wrong and maybe this isn’t the place to talk about this, but I think what they are going to 
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do now is make Teed a Junior High to alleviate the student pressure from the middle school and they are 
not planning and building any bigger schools right now. C/Hennis: Yeah and we unfortunately don’t have 
a lot of information from the school district to at least know what to anticipate, I mean, finally in this 
report, we had a response from the school district. We hadn’t seen much of anything from them in the 
last couple of years. But other than that, it looks like a new person’s name on that I hadn’t seen before so 
I think we are getting some heavier involvement with school district. C/Laraway: Well, we’re definitely 
growing so it will be interesting to see if it continues to go east or south or north. C/Hennis: Well, at least 
we still have a good reputation with our schools from what I’ve been hearing from people; we’ve got a 
good reputation for our schools out here and the quality of education. So, yes that will be a concern for 
continuation. C/Laraway: Anyway, those are my concerns. C/Hennis: They are valid, thank you. 

 
4. ADJOURNMENT 

 
Commissioner Gealy motions to adjourn; Commissioner Damron Seconds, all aye and motion carried 3-0. 

 
 
 
 

________________________________ 
Dana Hennis, Vice Chairman 

Kuna Planning and Zoning Commission 
 
ATTEST: 
 
 
__________________________________ 
Wendy I. Howell, Planning and Zoning Director  
Kuna Planning and Zoning Department 
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Case Number:  17-03-S, 17-03-ZC, and  
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A. Course of Proceedings 

1. Proposing a Preliminary Plat and Rezoning lands for a residential subdivision are both designated in 
Kuna City Code (KCC), 1-14-3 as a public hearing matter, with the Planning and Zoning Commission as 
the recommending body, and City Council as the decision-making body; and a Design Review for 
subdivision common area landscaping is designated as a public meeting, with the Planning and Zoning 
Commission (acting as Design Review Committee) as the decision-making body. These land use 
requests provided proper public notice and followed the requirements set forth in Idaho Code, 
Chapter 65-Local Land Use Planning Act. 
 

a. Notifications 
i. Agencies    May 22, 2017 
ii. 300’ Property Owners   June 01, 2017 

 

P.O. Box 13 
Kuna, ID 83634 

Phone: (208) 922-5274 
Fax: (208) 922-5989 

 Kunacity.Id.gov 
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iii. Kuna, Melba Newspaper  June 07, 2017 
iv. Site Posted    June 30, 2017  

 
2. In accordance with KCC Title 6 in Kuna City Code (KCC) this application seeks approval for Design 

Review and Rezone and Preliminary Plat (residential subdivision) recommendations to City Council for 
Deserthawk Subdivision No. 4. 
 

B. General Project Facts, Staff Analysis: 
1. Request: A preliminary plat, rezone and design review request from David Crawford with B&A 

Engineers, representing owners, Endurance Holdings, LLC to rezone an approximately 9.43-acre parcel 
within an existing agricultural (Ag) zone to a medium density residential (R6) designation, and 
subdivide the parcel into 34 residential building lots and seven (7) common lots. The subject site is 
located approximately 2500 feet south of the intersection of West Avalon Street and South Ten Mile 
Road on the southeast corner (SEC) of South Ten Mile Road and West Sunbeam Street, and is 
addressed as 874 S. Ten Mile Rd., Kuna, Idaho. 
 

2. The applicant has submitted all the necessary documents and materials for review and has held the 
appropriate neighborhood meeting (three attendees) and has posted the site in accordance with KCC 
5-1A-8 posting requirements. 
 

3. History: The subject site has historically been used as a residential home site with associated 
agricultural-related uses (pasture).   
 

4. Legal Description: A legal description was included with the application documents (deed). 
 

5. Comprehensive Plan Designation: The Comprehensive Plan Future Land Use map indicates the site 
has a designation of Medium Density Residential. In accordance with KCC 5-3-2, staff views this 
residential use request as compatible with the Comprehensive Plan. 
 

 



Page 3 of 9 Case No 17-03-S, 17-03-ZC, and 17-09-DR  
07/25/17 Deserthawk Subdivision No. 4  

P:\P & Z\SHARED\Cases\Subdivisions\ 17-02-S, 17-03-ZC Deserthawk No. 4.PZ. FoFCoL 

 

6. Recreation and Pathways Map Designation: The Recreation and Pathways Master Plan Map indicates 
a future trail along South Ten Mile Road; however, there is no indication of a future trail to be 
situated on the subject site.  
 

 
 

 
6.1 Aerial Map:  

    

 
 

6.2 Parcel Numbers:  APN: R5070501800 
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6.3 Parcel Sizes and Current Zoning:  

Acres: 9.43 acres  
Zoning: R-6 
 

6.4 Services: 
 Fire Protection – Kuna Fire District 
 Police Protection – Kuna City Police (Ada County Sheriff’s office) 
 Sanitary Sewer– Future City of Kuna 
 Potable Water – Future City of Kuna 
 Irrigation District – Boise-Kuna Irrigation District 
 Pressurized Irrigation – Future City of Kuna (KMID) 
 Sanitation Services – J&M Sanitation 
 

6.5 Existing Structures, Vegetation and Natural Features:  The subject site has a residential home, 
two accessory structures (detached shop and hay shelter), and numerous farm trucks and 
equipment. The site is generally flat. The existing vegetation consists of a tilled farm field with the 
exception of approximately 14 mature trees which are commonly associated with a residential 
home, clustered on the southeast side of the existing home along the S. Ten Mile Road frontage. 
The applicant asserts that the existing trees are unhealthy and/or are an undesirable species. The 
applicant proposes removal of the existing trees mitigated via the installation of common area 
landscaping. 
 

6.6 Transportation / Connectivity:  The subject site’s existing public roadway frontage is on South 
Ten Mile Road, which is currently two (2) travel lanes on approximately 25-feet of pavement 
within 50 feet right-of-way, and no curb, gutter or sidewalk abutting the site. Applicant proposes 
to improve South Ten Mile Road on the East side, abutting the site with a detached 5-foot 
meandering sidewalk adjacent to the right-of-way in the common area buffer strip. The West 
Sunbeam Street alignment abutting the northerly boundary of the site is currently unimproved 
right-of-way. Applicant has proposed to construct the section of South Ten Mile Road abutting 
the site as half of a 72-foot street section; however, Ada County Highway District and Planning 
and Zoning staff are recommending this section of South Ten Mile Road be constructed as a half 
of a 3-lane, 49-foot street section with 24.5-feet of pavement from centerline with curb, gutter 
and a minimum five (5)-foot detached sidewalk. 
 
ACHD has recommended the applicant construct the unimproved/unopened right-of-way for 
West Sunbeam Street as half of a 36-foot wide street section, with an additional 12-feet of 
pavement north of the centerline, with curb, gutter and a minimum five (5)-foot detached 
sidewalk or seven (7)-foot wide attached sidewalk.   
 

6.7  Public Services, Utilities and Facilities: The following agencies returned comments which are 
included as exhibits with this case file:  
• City Engineer     - Exhibit B.1 
• Department of Environmental Quality  - Exhibit B.2 
• Ada County Highway District   - Exhibit B.4 
• Central District Health Department  - Exhibit B.5 
• COMPASS (Development Checklist) - Exhibit B.6 
• Idaho Transportation Department  - Exhibit B.7 
• Kuna School District   - Exhibit B.8 
• Nampa Meridian Irrigation District  - Exhibit B.9 
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6.8  Surrounding Land Uses:  

 
 

 
 

 
 

 
 
 

C. Applicable Standards: 
1. City of Kuna Design Review Ordinance, 2011-08. 
2. City of Kuna Subdivision Ordinance No. 2010-15, Title 6 Subdivision Regulations. 
3. City of Kuna Zoning Ordinance Title 5, Chapter 13 
4. City of Kuna Landscape Ordinance No. 2006-100. 
5.  City of Kuna Comprehensive Plan. 
6. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act. 

 
D. Comprehensive Plan Analysis:    

The Planning and Zoning Commission may accept or reject the Comprehensive Plan components as 
described below: 
  
1. The proposed design review, rezone and subdivision is consistent with the following Comprehensive 

Plan components: 
 

GOALS AND POLICIES – Property Rights 
Goal 1: Ensure that the City of Kuna land use policies, restrictions, conditions and fees do not violate 
private property rights. Establish an orderly, consistent review process for the City of Kuna to evaluate 
whether proposed actions may result in private property “takings”. 
 
Policy 1: As part of a land use action review, staff shall evaluate with guidance from the City’s attorney; 

the Idaho Attorney General’s six criterion established to determine the potential for property 
taking. 

 
Comment: Staff has evaluated the Idaho Attorney General’s six criteria established for the potential 
for property takings with the City’s attorney and has determined that the subject property’s economic 
viability remains intact.  

 
Economic Development Goals and Objectives - Section 5 - Summary: 
Ensure an adequate supply of housing for all income levels and facilitate pedestrian connections, both 
visually and physically, to enhance pedestrian movement. 
 

Comment: The proposed application complies with the comprehensive plan by providing a mix of lot 
sizes and sidewalk connectivity throughout and abutting the subdivision to meet this goal.  

 
Land Use Goals and Objectives - Section 6 - Summary: 
Adopt a future land use plan and map that includes natural and developed open spaces, while providing a 
variety of housing densities and types to accommodate various lifestyles, ages and economic groups. 
Protect existing neighborhoods and ensure new development is sustainable and keeps Kuna desirable. 

Direction  Current Zoning and Jurisdiction 
North A/ 

R-4 
Agriculture – Kuna City/ 
Medium-Low Density Residential – Kuna City 

South R-6 Medium Density Residential – Kuna City 
East A/ 

RUT 
Agriculture – City of Kuna/ 
Rural Urban Transition – Ada County 

West R-6 Medium Density Residential – Kuna City 
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Develop cohesive neighborhoods with character and quality while incorporating a variety of densities and 
styles. 
 

Comment: The project complies with the land use plan as adopted by the City by incorporating the 
following; open space (common lots) and varied housing choices and types to promote desirable, 
cohesive community character and a quality neighborhood that is generally cohesive with the existing 
residential land uses. 

 
Public Services, Facilities and Utilities Goals and Objectives - Section 8 -Summary: 
Provide adequate services, facilities, and utilities for all City residents and annex contiguous properties 
that request City services. Ensure that development within Kuna connects into the City’s sanitary sewer 
and potable water systems and continue expansion of the City’s sewer systems as resources allow. 
 

Comment: Kuna has adequate services to serve this development. This application will extend the 
City’s sanitary sewer system, potable water and adds to the pressure irrigation mainline in an orderly 
fashion. 

 
Transportation Goals and Objectives - Section 9 - Summary: 
Work with ACHD, COMPASS, and ITD to promote and encourage bicycling and walking as transportation 
modes. Develop a transportation strategy and identify future transit corridors while requiring developers 
to preserve rights- of-way, to improve mobility on major routes while balancing land use planning with 
transportation needs. 
 

Comment: ACHD has provided comments and a staff report and the City engineer has provided 
comments and recommendations. The project meets the transportation goals of the City by 
constructing sidewalks and roadways through the development and fronting the site on South Ten 
Mile Road to create additional pedestrian and roadway connections. 

 
Housing Goals and Objectives - Section 12 - Summary: 
Encourage developers to provide high-quality development with a variety of lot sizes, dwelling types, 
densities and price points to meet the needs of current and future population while creating safe and 
aesthetically-pleasing neighborhoods. Ensure housing is available throughout the community for all 
income levels and those with special needs. Encourage logical and orderly residential development while 
discouraging developers from developing land divisions greater than one half acre because large lot 
subdivisions increase municipal costs, require public subsidy and create sprawl. 
 

Comment: Applicant has proposed 34 single family building lots of varied sizes to be developed in a 
logical and orderly manner and provides for building lots that are much smaller than one half acre. 

 
Community Design Goals and Objectives - Section 13 - Summary: 
Strengthen Kuna’s Image through good community and urban design principles that create self-sufficient 
neighborhoods. Foster good community design concepts that incorporate landscape features to serve as 
buffers between incompatible uses while reducing scale and create a sense of place. 
 

Comment: The application incorporates sound community design elements and landscape features to 
buffer incompatible uses and collector roadway noise; and provides pedestrian sidewalks and street 
widths which creates a sense of place for this phase of Deserthawk, but is also incorporated with the 
entire Deserthawk community, which fosters neighborhood interactions and activities.  
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E. Findings of Fact:  
1. All required procedural items have been completed as detailed in this staff report. 
2. The proposed residential development generally complies with the goals and objectives set forth 

in Kuna’s Comprehensive Plan. 
3. The proposed residential development complies with the Kuna City Code. 
4. Public services are available and are adequate to accommodate this site’s development. 
5. The proposed residential preliminary plat will not be detrimental to the public’s health, safety 

and general welfare. 
6. The site is zoned R-6 and is appropriate for use as a residential subdivision after acquiring the 

proper approvals. 
7. The project description, staff analysis and proposed findings of fact are correct. 

 
F. Conclusions of Law:  

1. The design review, rezone and preliminary plat use is consistent with Kuna City Code. 
2. The design review, rezone and preliminary plat use meets the general objectives of Kuna’s 
 Comprehensive Plan. 

3. The site is physically suitable for a residential preliminary plat use. 
4. The proposed residential preliminary plat use is not likely to cause substantial environmental 
 damage or avoidable injury to wildlife or their habitat. 

5. The rezone and residential preliminary plat is not likely to cause adverse public health problems. 
6. The design review, rezone and residential preliminary plat is in compliance with all ordinances and 
 laws of the City. 

7. The design review, rezone and residential preliminary plat does not appear to be detrimental to the 
 present and potential surrounding uses; to the health, safety, and general welfare of the public 
 considering the physical features of the site, public facilities and existing adjacent uses. 

8. The existing and proposed street and utility services in proximity to the site are suitable and 
 adequate for residential purposes. 

9. Based on evidence contained in Case No.’s 17-03-S, 17-03-ZC, and 17-06-DR, this proposal complies 
 with KCC Title 6. 

10. Based on the evidence contained in Case No.’s 17-03-S, 17-03-ZC, and 17-06-DR, this proposal 
 complies with Section 6.0 of the Comprehensive Plan and the Kuna Comprehensive Future Land Use 
 Map. 

11. The Planning and Zoning Commission of Kuna, Idaho, has the authority to approve or deny the 
 Design Review application, and recommend approval or denial for the rezone and preliminary plat 
 application to the City Council. 

12. The public notice requirements were met and the public hearing was conducted within the 
 guidelines of applicable Idaho Code and City Ordinances. 

 
G. Decision by the Commission: 

17-03-S and 17-03-ZC: Subdivision and Rezone Note: This motion is to recommend approval for the 
subdivision and rezone request to City Council. However, if the Planning and Zoning Commission wishes to 
recommend approval or denial for specific parts of these requests as detailed in this report, those changes 
must be specified. 
 
74-06-DR: Design Review Note: This motion is to approve the design review request. However, if the 
Planning and Zoning Commission (acting as the Design Review Committee) wishes to approve or deny 
specific parts of the request as detailed in this report, those changes must be specified. 
 
Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby recommends approval for Case No.’s 17-03-S and 17-03-ZC, a 
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subdivision and rezone request by B&A Engineers representing Endurance Holdings, LLC to Kuna City 
Council; and hereby approves Case No. 17-09-DR, with the following conditions of approval: 
 

  1.  The applicant shall obtain written approval of the construction plans from the agencies noted below. The 
approval may be either on agency letterhead referring to the approval use or may be written or stamped 
upon a copy of the approved plan. All site improvements are prohibited prior to approval of these 
agencies. 
a.)  The City Engineer shall approve the sewer and water hook-ups. 
b.)  The Kuna Fire District shall approve all fire flow requirements and/or building plans.  
c.) The Boise-Kuna Irrigation District shall approve all proposed modifications to the existing irrigation 

system. 
d.) Approval from Ada County Highway District and impact Fees, if any shall be paid prior to building 

permit approval. 
e.) The City Engineer shall approve a surface drainage run-off plan, (if needed). As recommended by 

Central District Health Department, the plan should be designed and constructed in conformance 
with standards contained in “Catalog for Best Management Practices for Idaho Cities and Counties”. 
No construction, grading, filling, clearing or excavation of any kind shall be initiated until the 
applicant has received approval of a drainage design plan from the Kuna City Engineer. The drainage 
design plan shall include all proposed site grading. 

2. All public right-of-way shall be dedicated and constructed to standards of the City and Ada County 
Highway District. No public street construction may be commenced without the approval of the Ada 
County Highway District. Any work within the Ada County Highway District right-of-way requires a 
permit. For information regarding the requirements to obtain a permit, contact Ada County Highway 
District Development Services at 387-6100. 

  2.1 – Dedicate right-of-way in sufficient amounts which follow City and ACHD standards and widths. 
3. Installation of service facilities shall comply with the requirements of the public utility or irrigation district 

providing the services. All utilities shall be installed underground. 
4. Compliance with Idaho Code Section §31-3805 pertaining to irrigation waters is required. 

Irrigation/drainage waters shall not be impeded by any construction on site. 
5. Lighting within and abutting the site shall comply with Kuna City Code. 
7. Fencing within and around the site shall comply with Kuna City Code (except as specifically approved 

otherwise). 
8. Signage within the site shall comply with Kuna City Code. The applicant shall apply for a sign permit prior 

to subdivision signage construction. 
9. The applicant shall follow all the requirements for sanitary sewer, potable water, pressure irrigation 

system connections, and all other requirements of the City engineer, as outlined in the Engineers 
memorandum dated May 26, 2017. 

10. Submit a petition prior to applying for final plat for signature by the City, consenting to the pooling of 
irrigation surface water rights for delivery purposes and requesting to annex the irrigation surface water 
rights appurtenant to the property to the Kuna Municipal Pressure Irrigation District (KMID). 

11. Applicant’s submitted preliminary plat and landscape plan (date stamped 04/10/2017and 04/18/2017, 
respectively) shall be considered binding. 

12. All required landscaping shall be permanently maintained in a healthy growing condition. The property 
owner shall remove and replace any unhealthy or dead plant material immediately (within 3 days as 
weather permits or as the planting season permits), as required to meet the standards of these 
requirements. Maintenance and planting within public right-of-way shall be with approval from the 
public and/or private entities owning the property. 

13. The applicant shall comply with all conditions of approval listed in the Kuna staff report, and as approved 
by the Commission, and any other applicable agency comments or recommendations. 

14. Applicant shall comply with all local, state and federal laws. 
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DATED: this day ______ of ___________, 2017. 
 

 
 

___________________________ 
Lee Young, Chairman 

Kuna Planning and Zoning Commission 
ATTEST: 
 
 
__________________________________ 
Trevor Kesner, Planner II 
Kuna Planning and Zoning Department 
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City of Kuna 
 

Findings of Fact & Conclusion of Law – P & Z Commission 
 

     
        
 
 

 

To:      Planning and Zoning  
      Commission 
 

Case Numbers:  17‐04‐ZC (Rezone) and 
  17‐04‐S (Preliminary Plat) 
  17‐13‐DR (Design Review) 
  Ashton Estates Subdivision 
 

Location:    Southeast Corner  
      (SEC) Meridian and 
      Deer Flat Roads, 
      Kuna, Idaho 83634 
 

Planner:     Troy Behunin,    
      Planner III 
 

Hearing Date:    July 13, 2017 (SPECIAL MTG.) 
Findings of Fact:   July 25, 2017 
   

Owner:      SDN, LLC,  
      Don Newell 
      P.O. Box 1939 
      Eagle, ID 83616 
      208.404.2161 
      Ashton.home@hotmail.com  
 

Engineer:    KM Engineering 
      Kirsti Grabo 
      9233 W. State St, 
      Boise, ID 83714 
      208.639.6930 
      KGrabo@kmengllp.com  
  
Table of Contents: 

A. Process and Noticing       
B. Applicants Request 
C. Aerial map 
D. Site History 
E. General Project Facts 
F. Staff Analysis 
G. Applicable Standards 

H. Procedural Background 
I. Factual Summary 
J. Findings of Fact 
K. Comprehensive Plan Analysis 
L. Idaho Code Analysis 
M. Conclusions of Law 
N. Commission Recommended Conditions 

 

A. Process and Noticing: 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that rezone’s and preliminary plat’s are designated 
as public hearings, with the Planning and Zoning Commission as a recommending body and City Council as the 

          P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.Kunacity.id.gov 
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decision  making  body.  These  land  use  applications  were  given  proper  public  notice  and  followed  the 
requirements set forth in Idaho Code, Chapter 65, Local Planning Act. 
 

a. Notifications 
i. Neighborhood Meeting    April 12, 2017 (2 people attended) 
ii. Agency Comment Request    May 30, 2017 
iii. 315’ Property Owners Notice  June 23, 2017 and July 5, 2017 
iv. Kuna, Melba Newspaper    June 28, 2017 
v. Site Posted      June 16, 2017 

 

B. Applicant’s Request: 
On behalf of SDN, LLC, the applicant, Kirsti Grabo with KM Engineering, requests approval to rezone the 
portions of this site previously zoned as R‐12 (High Density Res.) to, and increasing the C‐1 (Neighborhood 
Commercial) and  the R‐6  (Medium Density Residential)  zones. Applicant also  requests approval  for a 
preliminary plat that includes 9 commercial lots, 133 single‐family lots, 20 common lots and a proposed 
City park lot. The subject site is located on the southeast corner (SEC) of Meridian and Deer Flat Roads. 
 

C. Aerial Map:  

 
  
 

   
 
 

                                                                         ©Copyrighted 
D. Site History:  

This  site  is  in  the City  limits and historically has been  farmed.  It  is directly east of  two Kuna City commercial 
subdivisions – the Merrell Family Center and Ensign Subdivisions. 
 

E. General Projects Facts:  
1. Comprehensive Plan Map: The Future Land Use Map (Comprehensive [Comp] Plan Map) is intended to serve 

as a guide  for  the decision making body  for  the City. This map  indicates  land use designations generally 
speaking,  it  is not the actual zone. The Comp Plan Map designation for this site was recently amended to 
Mixed‐Use General for the approximate 50.7 acres. 
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2. Recreation and Pathways Map: The Recreation and Pathways Master Plan Map  indicates a  future  trail 
through the northeast corner (NEC) of the site, situated along the Kuna Canal. It is the City’s goal and desire 
to increase the number of trails and pathways in Kuna. Accordingly, it is necessary for each parcel to develop 
trails and pathways along frontages of their canals and ditches to comply with the Master Plan goals by either 
starting a pathway, or extending one in the area of the project. 
 

    
 

 

 
 
 

3. Surrounding Land Uses:           
North  RUT  Rural Urban Transition – Ada County

South  A  Agriculture – Kuna City

East  RR  Rural Residential – Ada County

West  C‐1  Neighborhood Commercial – Kuna City 

 
4. Parcel Sizes, Current Zoning, Parcel Number(s): 

 Parcel Size: 50.7 acres (approximately). 

 Zoning:  R‐12 (High Density Residential), R‐6 (Medium Density Residential) and C‐1 (Neighborhood 
Commercial), Kuna City. 

 Parcel (APN) #:  S1419223151. 
 

5. Services: 
  Sanitary Sewer– City of Kuna 
  Potable Water – City of Kuna 
  Irrigation District – Boise‐Kuna Irrigation District 
  Pressurized Irrigation – City of Kuna (KMID) 
  Fire Protection – Kuna Rural Fire District 
  Police Protection – Kuna Police (Ada County Sheriff’s office) 
  Sanitation Services – J & M Sanitation 
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6. Existing Structures, Vegetation and Natural Features:  
The  land  is  currently used  for agricultural purposes. Applicant anticipates  that  the  land will  continue  the 
historic agricultural uses on the lands until development occurs. This site is generally flat, with a slight slope 
from the north end to the center of the site, and a slight slope from the south end toward the center of the 
site. Soils appear to be a Hydrologic Group D for the majority of the site with a general slope of less than 2%. 
 

7.   Transportation / Connectivity:  
The applicant proposes four access points for the site. Two access points on Meridian Road, to include one 
full public road access on the south and a Right‐in/Right‐out (RIRO) driveway on the north end of the Meridian 
frontage. The applicant has proposed two access points on Deer Flat Road, including one full public access on 
the east side, and a second RIRO (driveway) on the west side of the Deer Flat frontage. Staff notes that Kuna’s 
Highway Overlay District  (District)  standards  state  that  connection  to Meridian Road and other points of 
access within the District shall be limited to the full and/or mid‐mile alignments, or at a distance greater than 
600’ from centerline of Meridian Road. 
 

8. Environmental Issues:  
Staff  is not aware of any environmental, health or safety conflicts, beyond the designation of being  in the 
nitrate priority area. 

 
9. Agency Responses:  

The following agencies returned comments which are included as exhibits with this case file and report: 
‐ City Engineer (Antonio Conti, P.E.) Exhibit B 1 
‐ Ada County Highway District (Stacey Yarrington) Exhibit B 2 
‐ Boise Project Board of Control (Bob Carter) Exhibit B 3 
‐ Central Dist. Health Dept. (Lori Badigian), Exhibit B 4 
‐ Compass‐Community Planning Association (Carl Miller), Exhibit B5 
‐ Department of Environmental Quality (DEQ) Exhibit B 6 
 

F. Staff Analysis: 
  Fulfilling the conditions of approval for the entitlements received in early 2017 (16‐10‐AN & 16‐03‐CPM), the 

applicant proposes this subdivision application which includes nine commercial lots, 133 residential lots and 
20 common lots and a proposal for a City park. This project is adjacent to a principle arterial (Meridian Rd.) 
and minor arterial (Deer Flat Rd.). All major public utilities are near, or adjacent to this site. Applicant intends 
to  develop  the  site  as  a mixed‐use  development with  commercial  pads  and  new  single‐family  housing 
options.  It  is  anticipated  this  development  will  require  four  phases  for  complete  build‐out,  for  both 
residential lots and commercial pads. 

 
  The project size  is approximately 51 acres  in size and proposes two different zones as delineated on the 

preliminary plat where the zone lines are proposed. The C‐1 (Neighborhood Commercial) is proposed to be 
approximately 19.86 acres and the R‐6 (Medium Density Residential) is proposed to be approximately 34.76 
acres (this includes lands to the centerline of both roadways). The proposed commercial uses along Meridian 
and Deer Flat Roads are in compliance with recommendations from the Comprehensive Plan and with staffs 
request to extend commercial uses as far south and east as reasonable, as directed by Council. The medium 
residential  uses  provide  a  buffer  between  the  proposed  commercial  and  current  uses  on  the  east  and 
southern sides of the site and complies with mixed‐use design principles. The proposed City Park is centrally 
located  and  applies  good  design  principles,  highlights mixed‐use  principles,  and  compliments  the  two 
proposed uses. 

   
  Staff has reviewed Kuna’s Comprehensive Plan (Comp Plan), which promotes commercial development, and 

a variety of housing types for all income levels numerous times throughout the document. The sections of 
the Comp Plan that address new commercial and various housing types are  included below,  in Section K 
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(Comp Plan analysis) of this report. The City attempts to balance new commercial uses as well as all housing 
types. Applicant will be required to maintain technical compliance with Kuna City Code  (KCC), as the site 
develops.  Staff  recommends  the  applicant work with Kuna Rural  Fire District  (KRFD)  to  conform  to  the 
secondary access requirements of the KRFD, for the number of homes utilizing access points, roadway access 
and circulation at time of development. 

   
  The Highway Overlay District (District) standards state that connection to Meridian Road and other points of 

access within the District shall be limited to the full and/or mid‐mile alignments, or at distances greater than 
600’ from centerline of Meridian Road. Since this project does not abut a full/mid‐mile road, Commission 
should consider allowing the entrances as proposed but as temporary full‐accesses only. Furthermore, as 
the area further develops, the City, ACHD or ITD may enforce the access portion of the Overlay District (or 
other policies / standards) in the form of a right‐in/right‐out for one or both of the proposed full entrances 
due to traffic volume and/or safety concerns and/or other needs. 

 
  Staff  has  reviewed  the  proposed  landscape  plan  for  the  subdivision  and  finds  that  the Meridian  Road 
  frontage lacks the number of trees and shrubs required according to KCC Title 5‐17‐15 and in the Overlay 
  District standards. The remaining proposed landscape for the project is in substantial conformance with the 
  Design Review  (for Subdivision Landscape) Code  for Kuna. Additionally, staff  requests  that applicant add 
  several notes to the landscape plan in order to follow the City’s goals and practices for landscaping. Those 
  changes are requested in the proposed conditions of approval – Condition # 12. 

 
  Applicant is made aware that all new commercial uses must go through design review for the building(s), 

signage, parking lot(s) and landscaping for future development, prior to building permits being issued. 
 
  Staff has determined this application complies with the goals and policies of Kuna city for this corridor, and 

Title 5 and 6 of the Kuna City Code; Idaho Statute § 67‐6511; and the Kuna Comprehensive Plan; and forwards 
a recommendation of approval for Case No’s 17‐04‐ZC and 17‐4‐S, subject to the conditions of approval by 
Kuna’s  Commission  and/or  the  City  Council,  and  recommends  approval  of  case  No  17‐13‐DR  to  the 
Commission. 

 

G. Applicable Standards: 
1. City of Kuna Zoning Ordinance  Title 5, Chapter 13 

2. City of Kuna Comprehensive Plan, adopted September 1, 2009 

3. City of Kuna Subdivision Regulations Title 6, Chapters 3 and 4 

4. City of Kuna Design Review Code Title 5, Chapter 4 

5. City of Kuna Landscape Code Title 5, Chapter 17 

6. Idaho Code, Title 67, Chapter 65‐ the Local Land Use Planning Act. 
 

H. Procedural Background: 
At a special meeting on July 13, 2017, the Commission considered the applications, including agency comments, 
staff’s report, application exhibits and public testimony presented or given. 
 

I. Factual Summary: 
This site is located on the southeast corner of Meridian and Deer Flat Roads. The project consists of 50.7 (approx.) 
acres and is currently zoned R‐12, R‐6 and C‐1. Applicant requests changing portions of the approved R‐12 zone to 
C‐1,  while  other  portions  of  the  R‐12  are  proposed  to  change  to  Medium  Density  Residential.  The  C‐1 
(Neighborhood Commercial) will increase in size from approximately 17.99 acres to (approx.) 19.86 acres. While 
the R‐6 (Medium Density Residential) will increase in size from approximately 27.26 acres to (approx.) 34.76 acres. 
If approved, this project will take access from Meridian Road (principle arterial) in two places, and from Deer Flat 
Road (minor arterial) in two places. Both existing roads are classified roadways. 
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J. Findings of Fact: 
17‐04‐ZC, 17‐04‐S and 17‐13‐DR: Based upon the record contained in Case No’s 17‐04‐ZC, 17‐04‐S and 17‐13‐DR, 
including the Comprehensive Plan, Kuna City Code, staff’s memorandums, the exhibits, and the testimony during 
the public hearing, the Commission hereby recommends approval of the Findings of Fact and Conclusions of Law, 
and conditions of approval for Case No’s 17‐04‐ZC, 17‐04‐S and 17‐13‐DR, a request for a rezone and preliminary 
plat and Design Review in Kuna City limits request by the applicant follows: 
 
The Commission concludes that the applications comply with the City of Kuna’s Zoning regulations (Title 5) of KCC. 
 

1. The  Commission  accepts  the  facts  as  outlined  in  the  staff  memo,  the  public  testimony  and  the 
  supporting evidence list presented. 
 
  Comment: The Commission held a public hearing on the subject applications on July 13, 2017, to hear  from City 
  staff, the applicant and to accept public testimony. The decision by the Commission is based on the 
  application, staff report and public testimony, both oral and written. 
 
2. Based on the evidence contained  in Case No’s 17‐04‐ZC, 17‐04‐S and 17‐13‐DR, this proposal appears  to 
  generally comply with the Comprehensive Plan and Comp Plan Map. 
 
  Comment: The Comp Plan has listed numerous goals for providing commercial, single‐family  housing in Kuna. 
  The Comp Plan Map designates this property as Medium Density. As this project proposes to accommodate 
  commercial and residential uses the project generally follows the goals of the Comp Plan and the Comp 
  Plan Map.  
 
3. The  Commission  has  the  authority  to  recommend  approval  or  denial  of  these  applications  and  also  to 
  approve the Design Review application. 
 
  Comment: At a special meeting on July 13, 2017, Commission voted to recommend approval for case No’s 17‐

04‐ZC, 17‐04‐S and to approve 17‐13‐DR. 
 

4. The public notice requirements were met and the public hearing was conducted within the guidelines of 
  applicable Idaho Code and City Ordinances. 
 
  Comment: As noted in the process and noticing sections, notice requirements were met to hold a special public 
  hearing on July 13, 2017. 

 
K. Comprehensive Plan Analysis: 

Commission had determined  the proposed subdivision  for  the site  is consistent with  the  following Comp Plan 
components: 
 
Housing: Residents envisioned higher densities in the City’s core to include opportunities for mixed residential and 
light commercial activity. They expressed  interest  in a mix of  residential  type dwellings applications;  including 
single‐family, multi‐family, apartments and condominiums. They were receptive to a greater mix of lot sizes and 
house price to appeal to a variety of people. A goal expressed by many was the preservation of large lots and rural 
cluster development in appropriate balance with a complement of other types of residential development (Page 
21 [Comprehensive Plan –CP]). 
 
Residents hoped  for  the  creation of business  and  light  commercial use  centers within neighborhoods.  These 
centers  would  include  restaurants,  gas  stations,  churches,  multi‐family  use  facilities,  and  other  mixed‐use 
developments (Page 13 ‐ CP). 



 
Page 7 of 11  File No.s 17-04-ZC and 17-04-S  
7/20/17               P: P&Z\SHARED\CASES\Subs\ Ashton Estates Rezone & PP; FoF, CoL 
 

Comment:    The  Comp  Plan  and  the 
corresponding  Future  Land  Use  Map 
(with land use designations) provides for 
a mix of medium density and high density 
residential  uses  and  commercial  uses.  
This  project  has  proposed  a  variety  of 
densities  mixed  with  commercial, 
therefore  it  generally  conforms  to  the 
Comp Plan and the Future Land 
Use Map.               
                    
Private  Property  Rights  Goals  and 
Objectives ‐ Section 2 ‐ Summary: 
Ensure  the  City  land  use  policies, 
restrictions,  conditions  and  fees  do  not 
violate private property rights and ensure 
that land  use  actions,  decisions,  and 
regulations  do  not  effectively  eliminate 
all  economic  value  of  the  subject 
property.  Ensure  that  City  land  use 
actions, decisions, and regulations do not 
prevent  a private property owner  from 
taking  advantage  of  a  fundamental 
property  right  and  staff  shall  evaluate 
with guidance  from  the City’s attorney; 
the Idaho Attorney General’s six criterion 
established  to  determine  the  potential 
for property taking. 
                           
Comment:  Utilizing  the  Idaho  Attorney 
General’s  criteria,  and  a  review  by  the 
City Attorney, the proposed project does 
not  constitute  a  “takings”  and  the 
Economic value is intact. 
       
                     LEGEND 
Economic Development Goals and Objectives ‐ Section 5 ‐ Summary:               
Promote and support a diverse and sustainable economy that will allow more Kuna residents to work  in their 
community, and develop policies to provide incentives and assistance to attract companies. Ensure an adequate 
supply of housing  for  all  income  levels  and  facilitate pedestrian  connections, both  visually  and physically,  to 
enhance pedestrian movement (Pg. 42 – 1.5, Pg. 43 – 3.1 and Pg. 41 – 1 & 1.3 [CP]). 
 
Comment: The Comp Plan encourages a mix of commercial uses and adequate housing for all income levels and 
calls for increasing pedestrian connections. This project supplies a number of additional housing types to Kuna’s 
inventory and provides opportunities  for quality housing. This development should add to the City’s pedestrian 
network for non‐motorized transportation, by proposing pathway connections for development to connect to in 
the future. 
 
Land Use Goals and Objectives ‐ Section 6 ‐ Summary: 
Encourage and support mixed uses to accommodate a diverse range of business and commercial activity balanced 
with residential uses. Provide a broad mix of services within walking distances while strengthening the economy 
and  providing  opportunity  for  social  interactions.  Encourage  commercial  development  on  transportation 
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corridors. Adopt a future land use plan and map that includes natural and developed open spaces, while providing 
a variety of housing densities and types to accommodate various  lifestyles, ages and economic groups. Protect 
existing neighborhoods and ensure new development is sustainable and keeps Kuna desirable. Develop cohesive 
neighborhoods with character and quality while incorporating a variety of densities and styles (Pg. 63 – 1.1, Pg. 64 
– 2.1, 2.2, 2.2.1, 3.1 & Goal 3, Pg. 65 – 4.3 and 6.4.1 Def. Pg. 89 [CP]). 
 
Comment: This project adds a number of quality commercial opportunities and several housing varieties to the 
City’s inventory for all types of lifestyles, ages and economic groups. 
 
Transportation  ‐  Section  9: Encourage  developers  to  create mixed‐use  developments  that will  reduce  travel 
demand through trip capture. Increase Kuna’s employment opportunities as a means of reducing commuter trips 
(Page 119 – Obj. 3.2 Policy 1 and 2 [CP]). 
 
Comment: Applicant proposes a mixed‐use development adding  to employment opportunities and may  reduce 
commuter trips, therefore, it generally complies with the comp plan goals and policies 
 
Housing Goals and Objectives ‐ Section 12 ‐ Summary: 
Adopt mixed‐use  land  strategies which assure  the  self‐sufficiency of neighborhoods. Encourage developers  to 
provide high‐quality development with a variety of lot sizes, dwelling types, densities and price points to meet the 
needs of  current  and  future population while  creating  safe  and  aesthetically‐pleasing neighborhoods. Ensure 
housing  is available  throughout  the community  for all  income  levels and  those with special needs. Encourage 
logical and orderly mixed‐use development while discouraging developers from developing land divisions greater 
than one half acre because large lot subdivisions increase municipal costs, require public subsidy and create sprawl 
(Pg. 155 – Obj. 1.1, Pg. 163 12.4 and Pg. 165 – 2.1 [CP]). 
 
Encourage mixed‐use development that  includes town centers, single‐family, multi‐family, accessory units, and 
other types of residential development. – Policy 1.1.2, Section 12, Housing (Page 155 [CP]). 
 
Comment: Applicant proposes a high‐quality development for commercial development along with a variety of 
dwelling types, densities, and price points for many income levels in this part of Kuna as encouraged by the Comp 
Plan.  This  project  significantly  adds  to  the  City’s  overall  network  of  commercial  uses,  utilities,  sidewalks  and 
roadways, therefore it complies with logical, orderly development and discourages land divisions and development 
greater than one half acre, and avoids increased municipal services costs and sprawl. 
 
Community Design Goals and Objectives ‐ Section 13 ‐ Summary: 
Strengthen Kuna’s Image through good community and urban design principles that create mixed‐uses and self‐
sufficient neighborhoods. Foster good community design concepts that incorporate landscape features to serve 
as buffers between incompatible uses while reducing scale and creates a sense of place (Pg.167 – Goal 1 and Pg. 
168 – 1.2 and 2.1[CP]). 
 
Comment: Applicant proposes good community and urban design principles through creation of Mixed‐Uses and 
a  self‐sustaining  development,  adding  to  the  pedestrian  pathway  network  and  adding  to  the  City’s  sidewalk 
network. Applicant also proposes improving Deer Flat Road, which adds to the roadway system thereby complying 
with  the adopted Master Street Plan of Kuna  (Functional Classified Road Map). This development  should also 
incorporate  landscape  buffers  creating  a  sense  of  place  for  citizens.  Therefore,  this  project  fosters  sound 
community design concepts and complies with the Comp Plan goals and strengthens Kuna’s image. 
 
Neighborhoods: 
Kuna’s updated Plan is an advocate for the development of self‐sufficient and mixed‐use neighborhoods. These 
neighborhoods are intended to be connected by transit and other non‐motorized methods of transportation. Each 
neighborhood will have a center, a core and an edge (Page 179 [CP]). 
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Comment: Applicant proposes an extension of the sidewalk and roadway system which complies with the Master 
Street Plan adopted by Kuna. Applicant should also propose connections to adjacent parcels by adding stub streets, 
pathways  and  sidewalks  for  pedestrian  and  non‐motorized  transportation.  Applicant  proposes  R‐6  housing 
densities thereby complying with call for a variety of housing types outlined within the Comp Plan and Comp Plan 
Map. 

 

L. City Council’s Idaho State Code Analysis:  

 
1. IC §67‐6511 (2) C requires that the City Council analyze the proposed changes to zoning ordinances to ensure 

that they are not in conflict with the policies of the adopted comprehensive plan. If the request is found by 
the governing board to be in conflict with the adopted plan, or would result in demonstrable adverse impacts 
upon the delivery of services by any political subdivision providing public services, including school districts, 
within the planning jurisdiction. 
 

2. IC §67‐6513 provides that the City provide for mitigation of the effects of subdivision development on the 
ability of political subdivisions of the state, including school districts, to deliver services without compromising 
quality of service delivery to current residents or imposing substantial additional costs upon current residents 
to accommodate the proposed subdivision. 

 

3. Through discussions  and  comments  submitted  by public  service  providers,  the project would not  create 
demonstrable adverse  impact  to quality of emergency  service and/or delivery of  said  services, or  impose 
substantial additional costs to current residents. 

 

M. Commission Conclusions of Law: 
The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 
1. The Commission feels the site is physically suitable for subdivision and development into a single‐family and 

commercial subdivision, as proposed. 
 

Comment: The 50.7 acre (approximate) project appears to be suitable for this subdivision and development 
as a mixed‐use style subdivision, as proposed. 
 

2. The subdivision uses are not likely to cause substantial environmental damage or avoidable injury to wildlife   
or their habitat. 

 
Comment: The land to be subdivided is not used as wildlife habitat.  Roads, driveways, family units and open 
spaces are planned for construction according the City and ACHD requirements and best practices and will 
therefore not cause environmental damage or loss of habitat. 

 

3. The Rezone and Subdivision applications are not likely to cause adverse public health problems. 
 
  Comment:  The  subdivision of  the  property would/would  not  generally  comply with  the  Comp  Plan.  The 
  project would connect to public sewer and potable water systems, therefore eliminating the occurrence of 
  adverse public health problems.  
 

4. The application appears  to avoid detriment  to  the present and potential surrounding uses;  to  the health, 
safety, and general we are of the public taking into account the physical features of the site, public facilities 
and existing adjacent uses. 
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Comment: Through correspondence with public  service providers and application evaluation,  this project 
appears to avoid detriment to surrounding uses.  Commission did consider the subdivision and the location 
of the property with adjacent uses.  

 

5. The existing and proposed street and utility services  in proximity to the site are suitable or adequate for 
commercial and residential purposes. 

 
  Comment: Correspondence from ACHD and Kuna Public Works confirms that the streets and utility services 
  are suitable and adequate for the residential project. 
 

6. Based on the evidence contained in Case No.s 17‐04‐ZC, 17‐04‐S and 17‐13‐DR, Commission finds Case No.s 
17‐04‐ZC, 17‐04‐S and 17‐13‐DR adequately complies with Kuna City Code. 
 

7. Based on the evidence contained in Case No.s 17‐04‐ZC, 17‐04‐S and 17‐13‐DR, Commission finds Case No.s 
17‐04‐ZC, 17‐04‐S and 17‐13‐DR generally comply with Kuna’s zoning Code. 

 

N. Commission Recommended Conditions of Approval: 
17‐04‐ZC  (Rezone)  and  17‐04‐Sub  (Subdivision),  Note:  This  proposed  motion  is  to  recommend  approval, 
conditional approval, or denial for this request to City Council. If the Commission wishes to approve or deny specific 
parts of the requests as detailed in this report, those changes must be specified. 
 
17‐13‐DRC (Design Review), Note: The proposed motion is to approve or deny the design review request. If the 
Planning and Zoning Commission wishes to approve or deny specific parts of the requests as detailed in the report, 
those changes must be specified. 
 
On July 13, 2017, the Planning and Zoning Commission voted to recommend approval for case No.s 17‐04‐ZC, 17‐
04‐S and to approve 17‐13‐DR, based upon the Comp Plan, Kuna City Code, the record before the Commission, 
the applicant’s presentation, testimony and Commission discussion at the public hearing, the Kuna Commission 
votes to recommend approval for Case No.s 17‐04‐ZC and hereby approves 17‐04‐S with the following conditions 
of approval at time of development in the future: 

‐ Applicant shall follow all conditions listed in the staff report and those agreed upon during the meeting, 
to include: 

 Working with staff and ITD for additional landscaping along Meridian Road (in the form of additional 
trees, shrubs and grass), 

 Discuss options and work with  ITD  for  improved Pedestrian crossings at Meridian and Deer Flat 
Roads intersection, 

 Work with  staff  and City  Engineer  concerning  the water  reservoir  as outlined  in  the  Engineers 
memo. 

 Add larger trees to the east side of the site as agreed. 
 

1. The applicant and/or owner  shall obtain written approval on  letterhead or may be written/stamped on 
  the approved plans of the construction plans from the agencies noted below. All submittals are required 
  to  include  the  lighting,  landscaping,  drainage,  and  development  plans.  All  site  improvements  are 
  prohibited prior to approval of the following agencies: 

a. The City Engineer shall approve the sewer hook‐ups. 
b. The  City  Engineer  shall  approve  the  drainage  and  grading  plans.  Central  District  Health 

Department recommends the plan be designed and constructed in conformance with standards 
contained  in,  “Catalog  for  Best Management  Practices  for  Idaho  Cities  and  Counties”.   No 
construction,  grading,  filling,  clearing  or  excavation  of  any  kind  shall  be  initiated  until  the 
applicant has received approval of the drainage plan.  

c. The Kuna Fire District shall approve fire flow requirements and/or building plans. Installation of 
fire protection facilities as required by Kuna Fire District is required. 



 
Page 11 of 11  File No.s 17-04-ZC and 17-04-S  
7/20/17               P: P&Z\SHARED\CASES\Subs\ Ashton Estates Rezone & PP; FoF, CoL 
 

d. The  Boise‐Kuna  Irrigation  District  shall  approval  any modifications  to  the  existing  irrigation 
system. 

e. Approval from Ada County Highway District (ACHD) shall be obtained and Impact Fees must be 
paid prior to issuance of any building permit(s). 

2. All public rights‐of‐way shall be dedicated and constructed to standards of the City, Ada County Highway 
District and  Idaho Transportation Department. No public street construction may commence without the 
approval and permit from Ada County Highway District and/or Idaho Transportation Department. 

2.1– With development and as necessary, dedicate right‐of‐way in sufficient amounts to follow City 
and ACHD standards and widths. 

3. Installation of service facilities shall comply with the requirements of the public utility or irrigation district 
providing the services. All utilities shall be installed underground, see KCC 6‐4‐2‐W. 

4. Compliance  with  Idaho  Code,  Section  §31‐3805  pertaining  to  irrigation  waters  is  required. 
Irrigation/drainage  waters  shall  not  be  impeded  by  any  construction  on  site.  Compliance  with  the 
requirements of the Boise Project Board of Control is required. 

5. When required, submit a petition to the City (as necessary, confirmed with the City engineer) consenting to 
the pooling of irrigation surface water rights for delivery purposes and request to annex the irrigation surface 
water rights appurtenant to the property over to the Kuna Municipal Pressure Irrigation system of the City 
(KMID). 

6. Street lights and parking lights for the site shall be LED lighting and must comply with Kuna City Code and 
established Dark Skies practices. 

7. Parking within the site shall comply with Kuna City Code. (Unless specifically approved otherwise). 

8. Fencing within and around the site shall comply with Kuna City Code (Unless specifically approved otherwise 
and permitted). Perimeter fencing (and permit) is required prior to requesting final plat signatures from Kuna 
City Clerk and Engineer. 

9. All signage within/for the project shall comply with Kuna City Code and shall be approved in the design review 
process with all new commercial and multi‐family. 

10. All  required  landscaping  shall be permanently maintained  in  a healthy  growing  condition.  The property 
owner shall remove and replace unhealthy or dead plant material within 3 days or as the planting season 
permits as required to meet the standards of these requirements. Maintenance and planting within public 
rights‐of‐way shall be with approval from the public entities owning the property. 

11. The applicant’s proposed preliminary plat  (dated 05.5.17) and  landscape plan  (dated 05.3.2017) shall be 
considered a binding site plans, or as modified and approved through the public hearing process. 

12. Applicant shall add the following notes to the landscape plans and resubmit a PDF for Planning and Zoning 
approved plans, bearing the changes. 

12.1 – Landscape contractor shall remove all twine/ropes and burlap from root balls. 
12.2 – Landscape contractor shall remove the wire basket from the top 1/2 of the root ball. 

13. Applicant shall be conditioned to add appropriate and necessary pathways along water bodies to comply 
with the Master Recreation and Pathways Map at time of development. 

14. The land owner/applicant/developer, and/or any future assigns having an interest in the subject property, 
shall fully comply with all conditions of development as approved by the City Council, or seek amending them 
through public hearing processes. 

15. Applicant shall follow staff, City engineers and other agency recommended requirements as applicable. 

16. Developer/owner/applicant shall comply with all local, state and federal laws. 
 

  DATED: This 25th, day of July 2017.                                                                                  __________________________ 
Lee Young, Chairman 

Kuna Planning and Zoning Commission 
ATTEST: 
__________________________________ 
Troy Behunin, Planner III 
Kuna Planning and Zoning Department 
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City of Kuna 
 

Design Review Staff Memo 
 

 
To: Planning and Zoning Commission (acting 

as Design Review Committee) 
 
Case Numbers: 17-14-DR (Design Review); Cory Sartin 

Commercial Accessory Building 
 
Location: 346 W 4th Street, Kuna, ID 83634 
 
Planner:   Jace Hellman, Planner I 

 
Meeting Date:  July 25, 2017 
 
Applicant:  Lansar Properties, LLC 
   PO Box 2193 
   Boise, ID 83701 
   208.949.1893 
   drcorysartin@gmail.com 
 
Owner:   Cory Sartin 
   PO Box 2193 
   Boise, ID 83701 
   208.949.1893 
   drcorysartin@gmail.com 
 
 
Table of Contents: 

A. Course Proceedings   E.   General Project Facts 
B. Applicant Request   F.   Staff Analysis 
C. Vicinity Map    G.   Applicable Standards  
D. History    H.   Proposed Decision by the Commission  

 
A. Course of Proceedings: 

1. According to Kuna City Code (KCC) Title 5, Chapter 4, Section 2 (Design Review) and Title 5, Chapter 10 (Signs) Section 
4-G-10; all new commercial buildings, landscaping, parking lots and are required to submit an application for review 
by the Design Review Committee (DRC). As a public meeting item, this action requires no formal public noticing 
actions. 

 
a. Notifications 

i. Agenda    July 25, 2017 
 
B. Applicants Request: 

1. Request: 
The applicant seeks Design Review approval from the Planning and Zoning Commission (acting as Design Review 
Committee) to build an accessory garage on an existing commercial property. The site is located at 346 West 4th 
Street, Kuna, Idaho 83634 (APN# R5070001750). 
 
 
 

 

 

  P.O. Box 13 
  Kuna, ID 83634 

Phone: (208) 922-5274 
Fax: (208) 922-5989 

www.Kunacity.Id.gov 
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C. Vicinity Map: 
 

 
 

D. History:  
The property is in city limits and is currently zoned CBD (Central Business District). The site is currently being leased to a 
commercial business. 
 

E. General Projects Facts: 
1. Comprehensive Plan Designation: The Comprehensive Plan Map (CPM) identifies this project location as Mixed-

Use City Center. Staff views this request to be consistent with the approved CMP. 
 

2. Surrounding Land Uses: 
 

North R-6 Medium Density Residential – Kuna City 
South CBD Central Business District – Kuna City 
East R-6 Medium Density Residential – Kuna City 
West R-6 Medium Density Residential – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

• 0.28 (approximate) acres 
• CBD (Central Business District) 
• Parcel No. R5070001750 

  
4. Services: 

Sanitary Sewer– City of Kuna 
Potable Water – City of Kuna 
Irrigation District – Boise-Kuna Irrigation District 
Pressurized Irrigation – City of Kuna (KMID) 
Fire Protection – Kuna Rural Fire District 
Police Protection – Kuna City Police (Ada County Sheriff’s office) 
Sanitation Services – J&M Sanitation 
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5. Existing Structures, Vegetation and Natural Features:  

One 931 square foot commercial building exists on the property. The sites topography is generally flat. 
 

6.  Transportation / Connectivity: 
Vehicle ingress/egress is available from Elm Avenue.  
 

7. Environmental Issues:  
Staff is not aware of any environmental issues, health or safety conflicts. The site’s topography is generally flat. 

 
F. Staff Analysis: 

The applicant is proposing a detached 1,200 square foot detached garage to accompany the existing 931 square foot 
commercial building on site. The applicant currently leases this property out to a commercial business. The applicant’s 
current tenants do not have a business license with the city of Kuna, or a permit for their sign. Staff is requiring that the 
current tenants have a business license and sign permit with the city of Kuna prior to building permits being issued. Staff 
will also be requiring the applicant connect to the City’s pressurized irrigation system that is now available adjacent to the 
site.  

 
Staff finds that the proposed commercial accessory garage is in general conformance with the Design Review Ordinance 
(Kuna City Code [KCC] Title 5, Chapter 4). The Applicant is subject to design review inspections and fees (post construction), 
for compliance verification of the building. 
 

G. Applicable Standards: 
1. City of Kuna Zoning Ordinance.  
2. City of Kuna Design Review Ordinance. 
3. City of Kuna Comprehensive Plan. 

 
H.  Proposed Decision by the Planning and Zoning Commission: 

Note: This proposed motion is for approval, conditional approval or denial of this request. However, if the Design Review 
Committee wishes to approve, conditionally approve or deny specific parts of the requests as detailed in the report, those 
changes must be specified. 
 
Based on the facts outlined in staff’s report, the case file and discussion at the public meeting. The Design Review 
Committee of Kuna, Idaho, hereby (approves, conditionally approves or denies) Case No. 17-14-DR, a Design Review 
request by Cory Sartin, with the following conditions of approval: 
 
1. The applicant shall obtain a building permit for required building modifications, remodeling, or additions to the 

existing structure, prior to construction. 
2. Applicant’s tenants shall acquire a business license with the City of Kuna prior to any building permits being issued. 
3. Applicant’s tenants shall apply for a sign permit prior to any building permits being issued. 
4. Applicant shall connect to the City’s Pressurized Irrigation system that is available adjacent to the site. 
5. The applicant shall obtain written approval of the construction plans from the agencies noted below. The approval 

may be either on agency letterhead referring to the approved special use or may be written or stamped upon a copy 
of the approved plans. All site improvements are prohibited prior to approval of these agencies and the issuance of 
a building permit: 

a. The Kuna Fire District shall approve fire flow requirements and/or building plans. Installation of fire 
protection facilities as required by Kuna Fire District is required. 

b. The KMID Irrigation District shall approve any modifications to the existing irrigation system. 
6. All public right-of-way shall be dedicated and constructed to standards of the City and Ada County Highway District. 

No public street construction may be commenced without the approval of the Ada County Highway District. Any 
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work within the Ada County Highway District right-of-way requires a permit. For information regarding the 
requirements to obtain a permit, contact Ada County Highway District Development Services at (208) 387-6100. 

7. Approval from Ada County Highway District (ACHD) shall be obtained and Impact Fees must be paid prior to issuance 
of any building permit(s). 

8. Compliance with Idaho Code, Section §31-3805 pertaining to irrigation waters is required. Irrigation/drainage waters 
shall not be impeded by any construction on site. Compliance with the requirements of the Boise Project Board of 
Control is required. 

9. Signage within and on site shall comply with KCC 5-10. 
10. This development is subject to building design review inspections. Inspection fees shall be paid prior to staff 

inspection. 
11. The land owner/applicant/developer, and any future assigns having an interest in the subject property, shall fully 

comply with all conditions of development as approved by the Commission, or seek amending them through the 
Design Review process. 

12. Applicant shall follow staff, City engineer and other agency recommended requirements, as applicable. 
13. Applicant shall comply with all local, state and federal laws. 
 

DATED: This 25th day of July, 2017. 
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City of Kuna 
 

Staff Report – Planning and Zoning Commission 
 
      
 
 

 
To:  Planning and Zoning Commission 
 
File  
Number:                17-05-ZC (Rezone) 
  
Location: 692 W. Avalon St.  
  Kuna, ID 83634 
 
Planner:  Trevor Kesner, Planner II 
 
Hearing  
Date:  July 25, 2017 
 
Applicant: JSV Development 
  John Van Dyke 
  1088 W. Bear Track Dr. 
  Meridian, ID 83642 
  john@jsvidaho.com 
 
Table of Contents:

A. Process and Noticing 
B. Applicant Request 
C. Site History 
D. General Project Facts 
E. Staff Analysis 
F. Applicable Standards 
G. Procedural Process 
H. Proposed Findings for Commission 

Consideration 
I. Comprehensive Plan Analysis 
J. Kuna City Code Analysis 

 

K. Proposed Conclusions of Law 
L. Proposed Conditions of Approval 

A. Process and Noticing: 
1. Kuna City Code 1-14-3 (KCC), states that rezones are designated as a public hearing, with the Commission as 

the recommending body and the City Council as the decision-making body. This land use application was given 
proper public notice and followed the requirements set forth in Idaho Code, Chapter 65 Local Land Use 
Planning Act.  

 
a. Notifications 

i. Neighborhood Meeting  June 07, 2017 (one attendee) 
ii. Agency Comment Request  June 12, 2017 
iii. 300’ Property Owners   June 30, 2017 
iv. Kuna, Melba Newspaper  July 06, 2017 
v. Site Posted   June 27, 2017 

 
 
 

  

           P.O. Box 13 
Phone: (208) 922-5274 

Fax: (208) 922-5989 
www.Kunacity.id.gov 

 

mailto:john@jsvidaho.com
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B. Applicants Request: 
Applicant, John Van Dyke with JSV Development, requests to change an approximately 1.46-acre parcel’s 
current residential zoning designation of R-6 to a commercial zoning of C-1. The site is located north of West 
Avalon Street, south of West Owyhee Avenue, approximately 80 feet west of the intersection of North Bridge 
Avenue and West Shortline Street; addressed as 692 W. Avalon Street, Kuna, ID 83634. (APN#: R5070001940). 
 

C. Site History:  
This parcel has historically been used as a residential home site with some of the surrounding land left as open 
fields.  
 

D. General Projects Facts: 
1. Surrounding Land Use Zoning Designations:      

North UPRR Union Pacific Rail Right-of-Way along Indian Creek 
South M-1/ 

C-2/ 
R-6 

Light Industrial District – Kuna City 
Area Business District – Kuna City 
Medium to Low Density Residential – Kuna City 

East M-1 Light Industrial District– Kuna City 
West R-6 Medium Density Residential – Kuna City 

 
2. Parcel Sizes, Current Zoning, Parcel Number: 

• Parcel Size: 1.46-acres (approximately) 
• Current Zoning: R-6 (Medium-Density Residential)  
• Parcel #: R5070001940 

 
3. Services: 

 Sanitary Sewer– City of Kuna 
 Potable Water – City of Kuna 
 Irrigation District – Boise-Kuna Irrigation District 
 Pressurized Irrigation – City of Kuna (KMID) 
 Fire Protection – Kuna Rural Fire District 
 Police Protection – Kuna Police (Ada County Sheriff’s office) 
 Sanitation Services – J&M Sanitation 

 
4. Existing Structures, Vegetation and Natural Features:  

Currently, there is a residential home and an accessory shed situated on the site. Vegetation onsite is generally 
associated with a residential use, such as grass and weeds. 
 

5.  Transportation / Connectivity:  
The site is currently accessed from West Avalon Street, approximately 80 feet west of the intersection of 
North Bridge Avenue and West Shortline Street. The proposed primary access for the future development will 
be moved to the north side of the parcel, taking access from West Owyhee Street. West Avalon Street access 
will be eliminated. The project proposes to utilize portions of unopened/unimproved ACHD rights-of-way. 
Future site improvements and the new driveway approach will be reviewed and assessed by Ada County 
Highway District (ACHD) for additional impacts to the roadway system. Compass and ACHD recommends 
improving the sidewalks around Avalon Street and Owyhee Avenue to encourage safer access to downtown 
and the Indian Creek pathway.  

 
6. Environmental Issues:  

Staff is not aware of any environmental issues, health or safety conflicts. The subject site’s topography has an 
average slope of approximately 10% to the southeast, and soils are classified within the Hydrologic Group ‘D’ 
(High Runoff Potential) with a potential bedrock depth between 10 to 40 inches according to the USDA’s Soil 
Survey of Ada County.  
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7. Comprehensive Plan Future Land Use Map:  

The site is identified as Neighborhood and Community Commercial on Kuna’s Comprehensive Plan Future 
Land Use Map. The comprehensive plan is a living document, intended for use as a guide by governmental 
bodies; it is to be used by public officials to guide their decision-making for the City. Staff views this rezone 
request as generally compatible with the comprehensive plan future land use map and adjacent land uses. 

 

 
8. Recreation and Pathways Master Plan Map 

The Recreation and Pathways Master Plan Map indicates a ‘Future Trail’ on the north side of Indian Creek; 
however, the Indian Creek pathway is fully improved adjacent to the site. The site is within walkable distance 
to pathways and parks. 
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9. Agency Responses:  
The following agencies returned comments which are included as exhibits with this case file:  

• Idaho Department of Environmental Quality (DEQ) – Exhibit B1 
• Kuna City Engineer – Exhibit B2 
• COMPASS – Exhibit B3 
• Idaho Transportation Department (ITD) – Exhibit B4 
• Central District Health Department (CDHD) – Exhibit B5 
• Boise Project Board of Control – Exhibit B6 
• Nampa Meridian Irrigation District – Exhibit B7  

 
E. Staff Analysis: 

The applicant’s intention is to remove the existing home and storage shed to develop the site as a mix of multi-
family units and commercial office suites, which are permitted uses (with a Design Review approval) under the 
applicants requested zone of C-1 (Neighborhood Business District). 
 
The subject site encompasses four (4) separate parcels; however, each of the four (4) separate parcels associated 
with this application reference the same County tax parcel number (No. R5070001948), land acreage 
(approximately 1.46 acres), and ownership information. 

 
 Staff has determined this Rezone Application complies with Title 5 of the Kuna City Code; Idaho Statute §50-222. 

Staff forwards a recommendation of approval for Case # 17-05-ZC, a rezone request from John Van Dyke 
representing JSV Development, subject to the proposed conditions of approval listed in Section ‘L’ of this report. 
 

F. Applicable Standards: 
1. Kuna City Code (KCC) Title 1,  
2. Kuna City Code (KCC) Title 5, Chapter 12. 
3. City of Kuna Comprehensive Plan and Future Land Use Map 
4. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act 

 
G. Procedural Process: 

The Commission will consider the project, including the submitted application items, agency comments, staff’s 
report, application exhibits and any public testimony presented at the hearing. 
 

H. Proposed Findings of Fact for Commission Consideration: 
1. Rezone: Based on the record contained in Case No. 17-05-ZC, including the exhibits, staff’s report and any 

public testimony at the public hearing, the Planning and Zoning Commission of Kuna, Idaho, hereby 
recommends approval/conditional approval/denial of the Findings of Fact and Conclusions of Law, and 
conditions of approval for Case No. 17-05-ZC rezone. 
 

2. The Kuna Planning and Zoning Commission approves/conditionally approves/denies the facts as outlined in the 
staff report, the public testimony and the supporting evidence list presented. 

 
   Comment: The Kuna Commission held a public hearing on the subject applications on July 25, 2017 to hear 

from the City staff, the applicant, and to accept public testimony.  The decision by the Commission is based on 
the application, staff report and public testimony, both oral and written. 

 
3. Based on the evidence contained in Case No. 17-05-ZC, this proposal appears to generally comply with the 

Comprehensive Plan and Future Land Use Map. 
 
   Comment: The Comp Plan Future Land Use Map designates the approximately 1.46 acres (subject property) 

as Neighborhood and Community Commercial. The proposed rezone to a commercial use (C-1) conforms with 
the Comprehensive Plan Future Land Use Map. 



 
Page 5 of 7 Case No. # 17-05-ZC (Rezone) 
07/25/17             P:\PLANNING AND ZONING\SHARED\CASES\Rezone\17-05-ZC\Staff Report 

 
4. The Kuna Planning and Zoning Commission has the authority to recommend approval or denial for this 

application. 
 
  Comment: On July 25, 2017, Kuna’s Planning and Zoning Commission will vote to recommend 

approval/conditional approval/denial of application 17-05-ZC. 
 
5. The public notice requirements were met and the public hearing was conducted within the guidelines of 

applicable Idaho Code and City Ordinances. 
 
   Comment: As noted in the process and noticing section, public notice requirements were met to hold a public 

hearing on July 25, 2017. 
 

I. Comprehensive Plan Analysis:    
The Kuna Planning and Zoning Commission accepts the Comprehensive Plan components as described below. The 
proposed zone change for the site is consistent with the following Comprehensive Plan components: 

 
Private Property Rights Goals and Objectives - Section 2 - Summary: 
Ensure the City land use policies, restrictions, conditions and fees do not violate private property rights and ensure 
that land use actions, decisions, and regulations do not effectively eliminate all economic value of the subject 
property. Ensure that City land use actions, decisions, and regulations do not prevent a private property owner 
from taking advantage of a fundamental property right and staff shall evaluate with guidance from the City’s 
attorney; the Idaho Attorney General’s six criteria established to determine the potential for property taking. 
 
Comment: Utilizing the Idaho Attorney Generals criteria, and a review by the City Attorney, the proposed project 
does not constitute a “takings” and the economic value is intact. 

 
Economic Development Goals and Objectives - Section 5 - Summary: 
Improve and diversify the local economy to ensure a sustainable economic tax base. Capitalize on local and 
regional strengths to promote sustainable growth. 
 
Goal 1: Promote and support a diverse and sustainable economy that will allow more Kuna residents to work in 
their community. 
 
Objective 1.2: Strengthen existing business enterprises and promote their expansion. 
 
Goal 2: Expand Kuna’s shopping and entertainment opportunities. 
 
Objective 2.1: Assist in retaining or expanding sales opportunities in entertainment, sit-down restaurants, and 
neighborhood/convenience shopping categories. Encourage neighborhood and community-scale retail. 
 
Goal 3: Strengthen and expand the City Center area 
 
Objective 3.2 Improve the City Center’s streetscape. 
 
Land Use Goals and Objectives – Section 6 – Summary: 
Preserve and enhance the Kuna community quality of life. 
 
Goal 2: Encourage a balance of land uses to ensure that Kuna remains a desirable, stable, and self-sufficient 
community. 
 
Objective 2.1: Support mixed uses in the City core to provide a vibrant community center with a 24-our population. 
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City Center Goals and Objectives – Section 15 – Summary: 
Kuna citizens expressed a strong desire to sustain and revitalize its historic downtown core and expand and 
strengthen it. The Plan outlines a vision for strong, sustainable and modern city center. 
  
Goal 1: Develop a healthy and vibrant City Center that offers Kuna residents a variety of services. 
 
Objective 3.2: Encourage business investment in the City Center 
 
Goal 2: Make Kuna’s City Center pedestrian friendly. 
 
Objective 2.1: Create lively and attractive pedestrian oriented streets within the City Center 
 
Comment: Via ACHD and Kuna standards, applicant would be required to construct curb, gutter and concrete 
sidewalks abutting the site. 

  
J. Kuna City Code Analysis:  

1. This request appears to be consistent and in compliance with all Kuna City Code (KCC). 
 

Comment: The proposed application adheres to the applicable requirements of Title 5 of the KCC.   
 

2. The site is physically suitable for a commercial zoning designation. 
 

Comment: The 1.46-acre parcel is suitable to accommodate commercial uses. 
 

3. The rezone to a commercial use is not likely to cause substantial environmental damage or avoidable injury 
to wildlife or their habitat. 

 
Comment: The land to be rezoned is not used as wildlife habitat.  Roads, pathways, bike lanes and open space 
already exist and will therefore not cause environmental damage or loss of habitat.  
 

4. The Rezone application is not likely to cause adverse public health problems. 
 

Comment: The proposed commercial zoning designation requires connection to Kuna public sewer and water 
facilities, eliminating the occurrence of adverse public health problems.  
 

5. The application appears to avoid detriment to the present and potential surrounding uses; to the health, 
safety, and general welfare of the public taking into account the physical features of the site, public facilities 
and existing adjacent uses. 
 

Comment: The rezone request considers the location of the property and adjacent uses.  The subject property is 
located within walkable distance to the downtown area.  The adjacent uses are light industrial and residential – 
as referenced in the Kuna Comprehensive Plan Future Land Use Map.    
 

6. The existing and proposed street and utility services in proximity to the site are suitable and adequate for 
commercial use. 

 
Comment: Correspondence from Kuna Public Works confirms that the utility services are suitable and adequate 
for a commercial use. 

 
K. Proposed Conclusions of Law:  

1. Based on the evidence contained in Case No 17-05-ZC, Commission finds Case No. 17-05-ZC generally 
complies with Kuna City Code. 
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2. Based on the evidence contained in Case No. 17-05-ZC, Commission finds Case No. 17-02-ZC is generally 
consistent with Kuna’s Comprehensive Plan.  

3. The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 
 

L. Proposed Conditions of Approval: 
Note: This proposed motion is to approve, conditionally approve, or deny this request. If the Commission wishes to 
approve or deny specific parts of the requests as detailed in this report, those changes must be specified. 
 
On July 25, 2017, the Planning and Zoning Commission voted to recommend approval/conditional approval/denial 
for Case No 17-05-ZC, based on the facts outlined in staff’s report and the testimony during the public hearing by 
the Planning and Zoning Commission of Kuna, Idaho, the Commission hereby recommends approval/conditional 
approval/denial for Case No. 17-05-ZC, a request from John Van Dyke representing JSV Development, with the 
following conditions of approval to the City Council: 
 

1. The applicant and/or owner, or any future assigns are subject to a Design Review approval for any future 
 buildings or dwellings constructed within a commercial (C-1) zone.  

2. The applicant and/or owner or any future assigns shall obtain written approval on letterhead or may be 
 written/stamped on the approved plans of the construction plans from the agencies noted below. All site 
 improvements are prohibited prior to approval of the following agencies: 

a. The City Engineer shall approve sewer hook-ups. 
b. The City Engineer shall approve future drainage and grading plans. Central District Health 

Department recommends the plans be designed and constructed in conformance with standards 
contained in, “Catalog for Best Management Practices for Idaho Cities and Counties”.  No 
construction, grading, filling, clearing or excavation of any kind shall be initiated until the 
applicant has received approval of the drainage plan.  

c. The Kuna Fire District shall approve fire flow requirements and/or future building plans. 
Installation of fire protection facilities as required by Kuna Fire District. 

d. The Boise-Kuna Irrigation District shall approve any modifications to the existing irrigation 
system. 

e. Approval from Ada County Highway District (ACHD) shall be obtained and Impact Fees must be 
paid prior to issuance of any building permit. 

3. Irrigation/drainage waters shall not be impeded by any future construction on site per Idaho Code Section 31-
3805.  

4. Storm Drainage and/or Street Runoff must be retained on site.  
5. Any local irrigation or drainage ditches that cross this property, in order to serve neighboring properties, must 

remain unobstructed and protected by appropriate easements. (See exhibit B8) 
6. Fencing within and/or around the site shall comply with Kuna City Code at time of development. 
7. Parking within the site shall comply with KCC 5-9.  
8. Signage within the site shall comply with KCC 5-10. 
9. Lighting within the site shall comply with KCC 5-9-5-B. 
10. Maintenance and planting of vegetation within public rights-of-way shall be with approval from the public 

entities owning the property. 
11. The land owner/applicant/developer, and any future assigns having an interest in the subject property, shall 

fully comply with all conditions and Kuna City Code or seek amending them through the public hearing 
process. All commercial and/or multi-family projects require Design Review approvals for new buildings, 
parking, signage and landscaping. 

12. Applicant shall follow staff, City engineers and other agency recommended requirements as applicable. 
13. Applicant shall comply with all local, state and federal laws. 
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CITY OF KUNA  
PLANNING & ZONING DEPARTMENT 

 

 

 

 

 

763 W. Avalon Road 
P.O. Box 13 

Kuna, ID 83634 
Phone: 208-922-5274 

Fax: 208-922-5989 
www.kunacity.id.gov 

  
 
 
Notice is hereby given by the City of Kuna that the following action(s) are under 
consideration: 
 

CASE NUMBERS 17-05-ZC (Rezone); 692 W. Avalon St., Kuna, ID  
(APN# R507001940) 

PROJECT 
DESCRIPTION 

Applicant requests Rezone approval for an approximately 1.13-acre 
parcel and 0.33 acres of proposed vacated Right of Way located on 
West Avalon Street, Kuna, Idaho, in order to change the existing 
zoning from R-6 (Residential) to a C-1 (Commercial) zone in 
preparation for future development. 

SITE LOCATION 
 

The site is addressed as 692 W. Avalon, and is located on the south 
side of W. Avalon and north of W. Owyhee  Street, and west of the 
intersection of West Shortline Street and North Bridge Avenue, 
Kuna, Idaho 83634 (see attached vicinity and aerial maps) 
 

APPLICANT/ OWNER 
 

 JSV Development, John Van Dyke 
 1088 W. Bear Track Dr.  
 Meridian, ID 83642 
 208-501-3133 
 john@jsvidaho.com 

SCHEDULED 
HEARING DATE 

Tuesday, July 11, 2017 
6:00 P.M. 
 

STAFF CONTACT 
 

Trevor Kesner, MRCP, Planner II 
Kuna Planning & Zoning Dept. 
tkesner@kunaid.gov 
Phone:  922.5274 
Direct: 387.7731 
Fax:  922.5989 

We have ATTACHED information to assist you with your consideration and response.  No 
response within 15 business days will indicate you have no objection or concerns with this 
project.  We would appreciate any information you can supply us as to how this action would 
affect the service you provide.  The hearing is tentatively scheduled for July 11, 2017, and will 
begin at 6:00 p.m. or as soon as it may be heard. We are located at Kuna City Hall 751 W. 
04th Street, Kuna, ID 83634. Please contact staff with questions or let us know if your agency 
needs additional time to review the enclosed documents. Thank you. 
 

Sent (via email) 06/12/2017 

mailto:john@jsvidaho.com
mailto:tkesner@kunaid.gov
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City of Kuna 
 

Staff Report – Planning and Zoning Commission 
 
    
 
 

 

To:      P & Z Commission  
 

Case Numbers:  17‐05‐S (Preliminary 
Plat) Springhill 
Subdivision 

 

Location:    South East Corner 
      (SEC) Linder and 
      Lake Hazel Roads, 
      Kuna, Idaho 83634 
 

Planner:     Troy Behunin,  
      Planner III 
 

Hearing Date:    July 25, 2017 
     

Applicant:    NE Kuna Farm, LLC, 
      Tim Eck 
      6152 W. Half Moon Ln.  
      Eagle, ID, 83616 
      208.850.0591 

      Timothyeck@me.com 
 

Engineer:    Bailey Engineers, 
      AJ Lopez 
      4242 Brookside Ln. 
      Boise, ID, 83714 
      208.859.8252 
                    ajlopez@baileyengineers.com   
 
 
Table of Contents: 

A. Process and Noticing       
B. Applicants Request 
C. Aerial map 
D. Site History 
E. General Project Facts 
F. Staff Analysis 
G. Applicable Standards 

H. Procedural Background 
I. Proposed Factual Summary 
J. Proposed Findings of Fact 
K. Proposed Comprehensive Plan Analysis 
L. Idaho Code Analysis 
M. Proposed Conclusions of Law 
N. Proposed Recommendation to Council

 

A. Process and Noticing: 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that subdivisions are designated as public hearings, 
with the Commission as the recommending body, and City Council as the decision making body. These land 
use applications were given proper public notice and  followed  the  requirements  set  forth  in  Idaho Code, 
Chapter 65 Local Planning Act. 
 

          P.O. Box 13 
Phone: (208) 922-5274 

Fax:  (208) 922-5989 
www.Kunacity.id.gov 
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a. Notifications 
i. Neighborhood Meeting    May 11, 2017 (16 persons attended) 
ii. Agency Comment Request    June 6, 2017 
iii. 315’ Property Owners Notice  July 14, 2017   
iv. Kuna, Melba Newspaper    July 5, 2017 
v. Site Posted      July 14, 2017 

 

B. Applicant’s Request: 
On behalf of NE Kuna Farms (Owner), AJ Lopez with Bailey Engineering, Inc., is requesting approval for a 
preliminary plat modification for approximately 180 acres (of the previously approved 208.58 ac. 
approximately), currently zoned R‐6 (Medium Density Residential). The applicant proposes to subdivide two 
properties into 677 buildable lots and 39 common lots with a proposed density of 3.31 Dwelling Units an Acre 
(D.U.A.). The subject site is located on the south east corner (SEC) of Linder and Lake Hazel Roads. The property 
address is 1585 W. Lake Hazel Road – Parcel No.s; S1301212425 and S1301325480. 

 

C. Aerial Map:  

 
  
 

   
 
 

                                                                         ©Copyrighted 
D. Site History:  

This site  is undeveloped and has historically been used  for agricultural purposes. The site  is adjacent  to  three 
subdivisions in Ada County. This site was previously approved as a residential subdivision with 702 single family 
lots, two multi‐family lots (78 Units), and 65 common lots over approximately 225.54 acres (3.46 Dwelling Units 
per Acre [D.U.A.]) in February 2007; (Case No.s 06‐10‐ZC, 06‐12‐S & 06‐11‐DA). This application proposes to change 
the original approvals beyond phase two and also seeks a total of 14 phases. 
 

E. General Projects Facts:  
1. Comprehensive Plan Map: The Future Land Use Map (Comp Plan Map) is intended to serve as a guide for 

the decision making body for the City. This map indicates general land use designations, and is not the actual 
zone. The Comp Plan Map  identifies this entire site as Medium Density Residential. The range for Medium 
Density is 4 ‐ 8 D.U.A.. 
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2. Recreation and Pathways Map: The Recreation and Pathways Master Plan Map indicates a future trail along 
the southwest boundary of the site, situated along the Mason Creek Feeder. Applicant proposes a significant 
number of trails throughout the project including one along the Mason Creek. 

 
  

 
 
 
 

3. Surrounding Land Uses:           
North  RUT  Rural Urban Transition– Ada County

South  R‐6, Ag  Medium Density Residential & Agriculture – Kuna City 

East  RR, R‐4, 
RUT, Ag 

Rural Residential Medium Density Residential, Rural Urban Transition– Ada 
County & Agriculture ‐ Kuna City 

West  RR, Ag  Rural Residential & & Agriculture – Ada County and Kuna City 

 
4. Parcel Sizes, Current Zoning, Parcel Number(s): 

 Project Size in total: 180.00 acres (approximately) 

 Zoning:  R‐6; Medium Density Residential, Kuna 

 Parcel #: S1301212425 (96.94 ac. approx.) 
Parcel #: S1301325480 (82.36 ac. approx.) 
 

5. Services: 
  Sanitary Sewer– City of Kuna 
  Potable Water – City of Kuna 
  Irrigation District – Boise‐Kuna Irrigation District 
  Pressurized Irrigation – City of Kuna (KMID) 
  Fire Protection – Kuna Rural Fire District 
  Police Protection – Kuna Police (Ada County Sheriff’s office) 
  Sanitation Services – J & M Sanitation 

 
6. Existing Structures, Vegetation and Natural Features:  

The  land  is  currently used  for agricultural purposes. Applicant anticipates  that  the  land will  continue  the 
historic Ag. uses on the lands until development occurs. This site soils in the area are a mix of three Hydrologic 
Croups; B, C and D – Group C is the dominant Group. 
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7.   Transportation / Connectivity:  
The applicant proposes  two access points on  Linder Road;  the northern access will be  included with  this 
modification request, while the southern access is included with Phase one, which is currently moving into 
construction. Applicant proposes three access points for the subdivision from future Kay Avenue. There are 
no accesses proposed on Lake Hazel Road. 
 

8. Environmental Issues:  
Beyond being within  the Nitrate  Priority Area,  staff  is not  aware of  any  environmental, health or  safety 
conflicts. 

 
9. Agency Responses:  

The following agencies returned comments which are included with this case file and are included with this 
report: 
‐ City Engineer (Antonio Conti, P.E.) Exhibit B 1 
‐ Ada County Highway District (Mindy Wallace) Exhibit B 2 
‐ Boise Project Board of Control (Bob Carter) Exhibit B 3 
‐ Central Dist. Health Dept. (Lori Badigian), Exhibit B 4 
‐ COMPASS Idaho (Carl Miller) Exhibit B 5. 
 

F. Staff Analysis: 
  This subdivision application involves two parcels already zoned R‐6 (Medium Density Residential) in Kuna, 

and are adjacent to three Subdivisions in Ada County. This project abuts two arterial roads (Lake Hazel and 
Linder Roads) and will establish a new segment of Kay Avenue on the east side. All municipal public utilities 
are being extended to this site. Applicant is preparing the site for a new single‐family housing development 
to be built over an anticipated 13 additional phases  (Phase one  is under construction,  for a  total of 14). 
Applicant anticipates full build‐out will be achieved in approximately 14 years, if one phase per year (or 40 
+/‐ homes) is developed. The applicant is prepared to adjust their timeline with market demands. 

   
 
 
 
 
 

   
 
 
   
 
 
 
 
 

 
 
   
   
   
 
 

 
  This  subdivision was  originally  approved  by  Council  in  February  2007  and  has  been  considered  a  valid 

preliminary  plat  (pre  plat)  since  that  time.  However,  since  2006,  the  design  criteria  and  policies  for 
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subdivisions from ACHD have changed. This application is a request to modify design elements that differ 
from the approved pre plat. The most notable modification is the removal of the access points on Lake Hazel 
Road. ACHD policies no longer allow developers to add ingress/egress to classified roads when the project 
has uninterrupted frontage between classified roads – This project abuts Linder and future Kay Avenue on 
the south side of Lake Hazel. As such, no access will be granted on Lake Hazel. This change required other 
street  alignment  changes  internally  in order  to  accommodate  the  access’  removals. These  changes  also 
required the addition of one more access point on the Linder Road frontage, which is necessary due to Fire 
and other Emergency Services access. The internal street changes are minor in nature, however, as a whole, 
these changes warranted a redesign of the site, as the previous design practices are no longer acceptable to 
ACHD. Staff supports the removal of the access points along Lake Hazel, and the addition of an access point 
on Linder Road. These changes provide a safer environment for ingress/egress and maintains functionality 
of both arterials roads. 

 
  Applicant has illustrated the areas to be developed as open space and landscape buffers within the updated 

preliminary  plat.  However,  the  applicant  has  not  submitted  an  updated  landscape  plan  reflecting  the 
modification requests. Staff notes that at time of phasing development (final platting), that a landscape plan 
approved by  the  Commission will be necessary  and will  need  to  be  in  substantial  compliance with  the 
landscape  rendering  approved  in  February  2006,  also  reflecting  the  approved  changes  through  this 
application. Applicant has met with Bobby Withrow  from  the Parks and Rec Department  and discussed 
donating a significant number of acres to the City, upon completion of development of a relevant phase. 
Applicant has proposed adding nearly 23 acres (10.8%) for pathways and trails to Kuna’s systems. This project 
proposes 37.81 acres for open space, which is approximately 18 % of the total project. 

 
  Staff has reviewed Kuna’s Comprehensive Plan (Comp Plan), which encourages a variety of housing types 

and income levels numerous times throughout the Comp Plan. The sections of the Comp Plan that address 
housing  types are  included below,  in Section K  (Comp Plan Analysis) of  this  report. The City attempts  to 
balance all housing types within the City. The Springhill site is zoned R‐6 (Medium Density Residential) and 
the applicants request for a density of 3.31 dwellings per acre (D.U.A.),  is substantially under the existing 
zones density limits of six (6) units per acre. Staff has reviewed the preliminary plat for technical compliance 
with KCC Chapter 6, and has determined that it appears to conform to KCC as required. Applicant is required 
to follow all established design criteria listed with Kuna’s Subdivision Design Ordinance, unless specifically 
otherwise approved. 

 
  Staff has determined this application complies with its current zone and Title 5 and 6 of the Kuna City Code; 

Idaho Statute § 67‐6511; and the Kuna Comprehensive Plan; and forwards a recommendation of approval 
for Case No. 17‐05‐S subject to any conditions of approval outlined by Council. 

 

G. Applicable Standards: 
1. City of Kuna Zoning Ordinance  Title 5, Chapter 13 

2. City of Kuna Comprehensive Plan, adopted September 1, 2009 

3. City of Kuna Design Review Code Title 5, Chapter 4 

4. City of Kuna Landscape Code Title 5, Chapter 17. 

5. Idaho Code, Title 67, Chapter 65‐ the Local Land Use Planning Act. 
 

H. Procedural Background: 
On July 25, 2017, the Commission considered case number 17‐05‐S, including the application, agency comments, 
staff’s report, application exhibits and public testimony presented or given. 
 
 

I. Proposed Factual Summary: 
This site is located on the south side of Lake Hazel Road, east Linder Road and west of future Kay Avenue. The 
project consists of 208.58 (approx.) acres that are already in the City limits and currently zoned R‐6 (Med. Den. 
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Residential). Applicant  requests preliminary plat approval  for a new  subdivision of 677 buildable  lots, and 39 
common lots consisting of 14 development phases with 18% open space. If approved, this project will take access 
from Linder Road in two places and three places along future Kay Avenue. 
 

J. Proposed Commission Findings: 
Based upon  the  record  in 17‐05‐S,  including  the Comprehensive Plan, Kuna City Code, Staff’s memorandums, 
including the exhibits, and the testimony elicited during the public hearing, the Commission hereby recommends 
approval/denial Case No. 17‐05‐S, a request for a subdivision preliminary plat request by the applicant as follows: 
 
The Commission concludes that the Application does/does not comply with the City of Kuna’s Zoning regulations 
(Title 5) of KCC and/or the Subdivision regulations outlined in title 6 of KCC. 
 

1. In making a decision regarding the Subdivision application, the Council is to consider Idaho Code §67‐6535 
  (2), which states the following: 

The approval or denial of any application required or authorized pursuant to this chapter shall 
be in writing and accompanied by a reasoned statement that explains the criteria and standards 
considered relevant, states the relevant contested facts relied upon, and explains the rationale 
for  the  decision  based  on  the  applicable  provisions  of  the  comprehensive  plan,  relevant 
ordinance and statutory provisions, pertinent constitutional principles and factual information 
contained in the record. 

 
In addition, Idaho Code §67‐6535(2)(a), provides that:   

Failure to identify the nature of compliance or noncompliance with express approval standards 
or  failure  to  explain  compliance  or  noncompliance with  relevant  decision  criteria  shall  be 
grounds for invalidation of an approved permit or site‐specific authorization, or denial of same, 
on appeal. 

 

2. The Commission has the authority to recommend approval or denial for Case No. 17‐05‐S.  On July 25, 2017, 
  Kuna’s Commission voted to approve/deny of Case No. 17‐05‐S. 
 

3. The public notice requirements were met and the public hearing was conducted within the guidelines of 
  applicable Idaho Code and City Ordinances to hold a public hearing on July 25, 2017, with the Commission. 
 

K. Proposed Comprehensive Plan Analysis: 
Commission determines the proposed subdivision for the site is/is not consistent with the following Comp Plan 
components: 
 
Housing: Residents envisioned higher densities in the City’s core to include opportunities for mixed residential and 
light commercial activity. They expressed  interest  in a mix of  residential  type dwellings applications;  including 
single‐ family, multi‐family, apartments and condominiums. They were receptive to a greater mix of lot sizes and 
house price to appeal to a variety of people. A goal expressed by many was the preservation of large lots and rural 
cluster development in appropriate balance with a complement of other types of residential development (Page 
21 [CP]). 
              
Comment:  The Comp Plan and the corresponding Future Land Use Map (with land use designations) provides for 
medium density (R‐6). This project has proposed a density of less than six units per acre, therefore it conforms to 
the Comp Plan and the Future Land Use Map. 
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Private Property Rights Goals and Objectives ‐ Section 2 – Summary: 
Ensure the City land use policies, restrictions, conditions and fees do not violate private property rights and ensure 
that land use actions, decisions, and  regulations do not effectively eliminate all economic value of  the subject 
property. Ensure that City land use actions, decisions, and regulations do not prevent a private property owner 
from  taking advantage of a  fundamental property  right and staff shall evaluate with guidance  from  the City’s 
attorney; the Idaho Attorney General’s six criterion established to determine the potential for property taking.  
                           
Comment: Utilizing the Idaho Attorney General’s criteria, and a review by the City Attorney, the proposed project 
does not constitute a “takings” and the Economic value is intact. 
          
Economic Development Goals and Objectives ‐ Section 5 ‐ Summary:               
Ensure an adequate supply of housing for all income levels and facilitate pedestrian connections, both visually and 
physically, to enhance pedestrian movement (Pg. 42 – 1.5 and Pg. 43 – 3.1 [CP]). 
 
Comment: The Comp Plan encourages adequate housing for all income levels and calls for increasing pedestrian 
connections.  This  project  supplies  a  number  of  additional  housing  types  to  Kuna’s  inventory  and  provides 
opportunities  for quality housing. This development enhances  the City’s pedestrian network  for non‐motorized 
transportation, by proposing and establishing pathways for future connections by other developers. 
 
Land Use Goals and Objectives ‐ Section 6 ‐ Summary: 
Adopt a future land use plan and map that includes natural and developed open spaces, while providing a variety 
of housing densities and  types  to accommodate various  lifestyles, ages and economic groups. Protect existing 
neighborhoods  and  ensure  new  development  is  sustainable  and  keeps  Kuna  desirable.  Develop  cohesive 
neighborhoods with character and quality while incorporating a variety of densities and styles (Pg. 64 – 3.1 & Goal 
3 and Pg. 65 – 4.3 [CP]). 
 
Comment: This project adds a number of quality housing varieties to the City’s inventory for all types of lifestyles, 
ages and economic groups. This project also proposes nearly 18% open space which adds to the greenspaces in 
Kuna, keeping it a desirable City while enhancing the City’s overall pathway network. 
 
Housing Goals and Objectives ‐ Section 12 ‐ Summary: 
Encourage developers to provide high‐quality development with a variety of  lot sizes, dwelling types, densities 
and price points to meet the needs of current and future population while creating safe and aesthetically‐pleasing 
neighborhoods. Ensure housing is available throughout the community for all income levels and those with special 
needs. Encourage logical and orderly residential development while discouraging developers from developing land 
divisions greater than one half acre because large lot subdivisions increase municipal costs, require public subsidy 
and create sprawl (Pg. 155 – Obj. 1.1, Pg. 163 12.4 and Pg. 165 – 2.1 [CP]). 
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Encourage mixed‐use development that  includes town centers, single‐family, multi‐family, accessory units, and 
other types of residential development. – Policy 1.1.2, Section 12, Housing (Page 155 [CP]). 
 
Comment: Applicant proposes a high‐quality development with a variety of dwelling types, densities, and price 
points for all income levels in this part of Kuna as encouraged by the Comp Plan. This project significantly adds to 
the  City’s  overall  network  of  utilities,  sidewalks  and  roadways,  therefore  it  complies  with  logical,  orderly 
development and discourages  land divisions and development greater than one half acre, and avoids  increased 
municipal services costs and sprawl. 
 
Community Design Goals and Objectives ‐ Section 13 ‐ Summary: 
Strengthen  Kuna’s  Image  through  good  community  and  urban  design  principles  that  create  self‐sufficient 
neighborhoods. Foster good community design concepts that incorporate landscape features to serve as buffers 
between  incompatible uses while  reducing scale and creates a sense of place  (Pg.167 – Goal 1 and Pg. 168 – 
1.2[CP]). 
 
Comment: Applicant proposes good  community and urban design principles  through  creation of greenspaces, 
extension of the pedestrian pathway network and adding to the City’s sidewalk network. Applicant also proposes 
adding  to  the  roadway  system  thereby  complying with  the  adopted Master  Street  Plan  of  Kuna  (Functional 
Classified Road Map). This development also  incorporates  landscape buffers, and  creates a  sense of place  for 
citizens. Therefore, this project fosters sound community design concepts and complies with the Comp Plan goals 
and strengthens Kuna’s image. Applicant has proposed a positive affect by establishing a roadway and pathway 
network for adjoining property owners and future development, and by designing under the allowed densities of 
the R‐6 zone (3.31 Gross Density). 
 
Neighborhoods: 
Kuna’s updated Plan is an advocate for the development of self‐sufficient neighborhoods. These neighborhoods 
are intended to be connected by transit and other non‐motorized methods of transportation. Each neighborhood 
will have a center, a core and an edge (Page 179 [CP]). 
 
Comment: Applicant proposes an extension of the sidewalk and roadway system which complies with the Master 
Street Plan adopted by Kuna. Applicant also proposes establishing pathways and sidewalks for pedestrian and non‐
motorized transportation. Applicant proposes R‐6 housing densities thereby complying with Medium Density land 
use designation outlined within the Comp Plan and Comp Plan Map. 

 

L. Idaho State Code Analysis:  
1. IC §67‐6511 (2) C requires that the Council analyze the proposed changes to zoning ordinances to ensure that 

they are not in conflict with the policies of the adopted comprehensive plan. If the request is found by the 
governing board to be  in conflict with the adopted plan, or would result  in demonstrable adverse  impacts 
upon the delivery of services by any political subdivision providing public services, including school districts, 
within the planning jurisdiction. 
 

2. IC §67‐6513 provides that the City provide for mitigation of the effects of subdivision development on the 
ability of political subdivisions of the state, including school districts, to deliver services without compromising 
quality of service delivery to current residents or imposing substantial additional costs upon current residents 
to accommodate the proposed subdivision. 
 

3. Through discussions  and  comments  submitted  by public  service  providers,  the project would not  create 
demonstrable adverse  impact  to quality of emergency  service and/or delivery of  said  services, or  impose 
substantial additional costs to current residents. 
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M. Proposed Commission Conclusions: 
The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 
1. The Commission feels the site is/is not physically suitable for subdivision and development into a single‐family 

subdivision, as proposed. 
 

Comment: The 180.00 acre (approximate) project does/does not appear to be suitable for subdivision and 
development as single‐family subdivision, as proposed. 
 

2.  The subdivision uses are not likely to cause substantial environmental damage or avoidable injury to wildlife 
or their habitat. 

 
Comment: The land to be subdivided is not used as wildlife habitat. Roads, driveways, family units and open 
spaces are planned for construction according the City and ACHD requirements and best practices and will 
therefore not cause environmental damage or loss of habitat. 

 

3. The rezone and subdivision applications are not likely to cause adverse public health problems. 
 
  Comment: The subdivision of the property would comply with the Comp Plan. The project would connect to 
  public  sewer  and  potable water  systems,  therefore  eliminating  the  occurrence  of  adverse  public  health 
  problems.  
 

4. The application appears  to avoid detriment  to  the present and potential surrounding uses;  to  the health, 
  safety,  and  general welfare  of  the  public  taking  into  account  the  physical  features  of  the  site,  public 
  facilities and existing adjacent uses. 
 
Comment: Through correspondence with public  service providers and application evaluation,  this project 
appears to avoid detriment to surrounding uses.  Commission did consider the subdivision and the location 
of the property with adjacent uses.  

 

5. The existing and proposed street and utility services  in proximity to the site are suitable or adequate for 
residential purposes. 

 
  Comment: Correspondence from ACHD and Kuna Public Works confirms that the streets and utility services 
  are suitable and adequate for the residential project. 
 

6. Based on  the evidence contained  in Case No. 17‐05‐S, Commission  finds Case No. 17‐05‐S does/does not 
adequately complies with Kuna City Code. 
 

7. Based  on  the  evidence  contained  in  Case  Nos.  17‐05‐S,  Commission  finds  Case  No.  17‐05‐S,  generally 
does/does not comply with Kuna’s Subdivision Code. 

 

N. Proposed Recommendation to Council: 
On July 25, 2017, the Planning and Zoning Commission voted to recommend approval / conditional approval / 
denial for Case No. 17‐05 S based on the facts outlined in staff’s memo and the public testimony during the public 
hearing by the Planning and Zoning Commission of Kuna, Idaho, the Commission hereby recommends approval / 
conditional approval / denial for Case No. 17‐05‐S, a Preliminary Plat and Subdivision request from AJ Lopez (Bailey 
Engineering, LLC) and NE Kuna Farm, LLC, with the following conditions of approval to Council: 

1. The applicant and/or owner  shall obtain written approval on  letterhead or may be written/stamped on 
  the approved plans of the construction plans from the agencies noted below. All submittals are required 
  to  include  the  lighting,  landscaping,  drainage,  and  development  plans.  All  site  improvements  are 
  prohibited prior to approval of the following agencies: 
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a. The City Engineer shall approve the sewer hook‐ups. 
b. The  City  Engineer  shall  approve  the  drainage  and  grading  plans.  Central  District  Health 

Department recommends the plan be designed and constructed in conformance with standards 
contained  in,  “Catalog  for  Best Management  Practices  for  Idaho  Cities  and  Counties”.   No 
construction,  grading,  filling,  clearing  or  excavation  of  any  kind  shall  be  initiated  until  the 
applicant has received approval of the drainage plan.  

c. The Kuna Fire District shall approve fire flow requirements and/or building plans. Installation of 
fire protection facilities as required by Kuna Fire District is required. 

d. The  Boise‐Kuna  Irrigation  District  shall  approval  any modifications  to  the  existing  irrigation 
system. 

e. Approval from Ada County Highway District (ACHD) shall be obtained and Impact Fees must be 
paid prior to issuance of any building permit(s). 

2. All public rights‐of‐way shall be dedicated and constructed to standards of the City, Ada County Highway 
District and  Idaho Transportation Department. No public street construction may commence without the 
approval and permit from Ada County Highway District and/or Idaho Transportation Department. 

2.1– With development and as necessary, dedicate right‐of‐way in sufficient amounts to follow 
City and ACHD standards and widths. 

3. Installation of service facilities shall comply with the requirements of the public utility or irrigation district 
providing the services. All utilities shall be installed underground, see KCC 6‐4‐2‐W. 

4. Compliance  with  Idaho  Code,  Section  §31‐3805  pertaining  to  irrigation  waters  is  required. 
Irrigation/drainage  waters  shall  not  be  impeded  by  any  construction  on  site.  Compliance  with  the 
requirements of the Boise Project Board of Control is required. 

5. When required, submit a petition to the City (as necessary, confirmed with the City engineer) consenting to 
the pooling of irrigation surface water rights for delivery purposes and request to annex the irrigation surface 
water rights appurtenant to the property over to the Kuna Municipal Pressure Irrigation system of the City 
(KMID). 

6. Street lights within the site shall be LED lighting and must comply with Kuna City Code and established Dark 
Skies practices. 

7. Parking within the site shall comply with Kuna City Code. (Unless specifically approved otherwise). 

8. Fencing within and around the site shall comply with Kuna City Code (Unless specifically approved otherwise 
and permitted). Perimeter fencing (and permit) is required prior to requesting final plat signatures from Kuna 
City Clerk and Engineer. 

9. All signage within/for the project shall comply with Kuna City Code. 

10. All  required  landscaping  shall be permanently maintained  in  a healthy  growing  condition.  The property 
owner shall remove and replace unhealthy or dead plant material within 3 days or as the planting season 
permits as required to meet the standards of these requirements. Maintenance and planting within public 
rights‐of‐way shall be with approval from the public entities owning the property. 

11. Applicant shall provide for Commissions approval, a  landscape plan reflecting the approved changes with 
each phase throughout development. 

12. Staff would  recommend  that  the applicant work with Kuna Rural Fire District  (KRFD)  to  conform  to  the 
secondary access limits of the KRFD, for the number of homes utilizing access points as development occurs. 

13. The land owner/applicant/developer, and any future assigns having an interest in the subject property, shall 
fully comply with all conditions of development as approved by the City Council, or seek amending them 
through public hearing processes. 

14. Applicant is required to follow all established design criteria listed with Kuna’s Subdivision Design Ordinance, 
unless specifically otherwise approved. 

15. Applicant shall follow staff, City engineers and other agency recommended requirements as applicable. 

16. Developer/owner/applicant shall comply with all local, state and federal laws. 
 
 

  DATED: This ____, day of _________, 2017. 
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CITY OF KUNA 
P.O. BOX 13 

KUNA, ID  83634 
www.kunacity.id.gov 

 

 
              
 
 
 
            

   Telephone (208) 639-5343; Fax (208) 287-1731    
Email:  aconti@kunaid.gov 

               
 

MEMORANDUM 
 
TO:  Director of Kuna Planning and Zoning 
 
FROM: Antonio M Conti 
  Kuna City Engineer 
 
RE:  Springhill  
  17-05-S 
 
DATE:  June 12, 2017 
 
The City Engineer has reviewed the Preliminary Plat of the above applicant dated May 12, 2017. It 
is noted that specific development plans are provided, which includes 678 single family lots, 30 
common lots for a total of 708 lots.  Construction Drawings for Phase 1 have already been 
approved. Accordingly, the City Engineer provides the following comments:   
 

1. Sanitary Sewer Needs 
 

a) The applicant’s property is presently used for agricultural purposes, is not connected to 
City services and would be subject to connection fees for the demand of the ultimate 
connected load as provided in the City’s Standard Table.  City Code (6-4-2O) requires 
connection to the City sewer system for all sanitary sewer needs.  

b) The property is located within the Memory Ranch sewer shed which discharges to the 
Memory Ranch Lift Station and thence to the North Wastewater Treatment Plant.  

c) When connecting to the sewer system, the applicant will need to abide by any relevant 
sewer reimbursement policies and agreements and any relevant connection fees. 

d) For any connected load, it is recommended this application be conditioned to conform to 
the sewer master plan, particularly to the providing of sewer mains and trunk lines in the 
master plan. 

e) The nearest Sewer Main capable of serving this property lies on lake Hazel Road and 
Ten Mile Road.  The applicant proposes the construction of a lift station to serve the 
development.  The construction drawings for the lift station are part of the approved 
plans for Phase 1. 

f) At all reasonable locations where sewer service could be extended to adjoining 
properties, sewer mains should be stubbed to the property line or extended in right-of-
way in or adjacent to the project – both at useable depths.   

ANTONIO M CONTI 

CITY ENGINEER 
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g) For assistance in locating existing facilities and understanding issues associated with 
connection, please contact the City Engineer at 639-5343.   
 

2. Potable Water Needs 
 

a) The applicant’s property is presently used for agricultural purposes, it is not connected to 
City water service and would be subject to connection fees for the demand of the 
ultimate connected load as provided in the City’s Standard Table.  City Code (6-4-2X) 
requires connection to the City water system for all potable water needs. The City has 
sufficient potable water supply to serve this site. 

b) The nearest point of water connection for the property lies at the intersection of Linder 
Road and Columbia Road. Construction drawings to bring the water main to the site are 
part of the approved plans for Phase 1  

c) Improvements necessary to provide adequate fire protection as required by Kuna Fire 
District will be required of the development. 

d) For any connected load, it is recommended this application be conditioned to conform to 
the water master plan.  Specifically, 12-inch water mains are required in the portions of 
the project fronting Linder Road and Ten Mile Road. 

e) 8-inch water mains should be installed by developer in internal subdivision streets. 
f) The City Engineer concludes redundancy of water transmission route to the development 

site is not provided by existing facilities.  This matter is under consideration in the City’s 
CIP. 

g) For assistance in locating existing facilities, please contact the City Engineer at 638-
5343.   

 
3. Pressure Irrigation 

 
a) The property’s irrigation needs are presently served by local canals from surface water 

rights.  The applicant’s property is not connected to the City pressure irrigation system.  
Relying on drinking water for irrigation purposes is contrary to City Code (6-4-2I) and 
the public interest, is not accounted for in the approved Water Master Plan and the City 
Engineer recommends connection to existing City pressurized irrigation facilities.  When 
connecting to the pressure irrigation system, the applicant will need to abide by any 
relevant irrigation reimbursement policies and agreements and any relevant connection 
fees. 

b) It is recommended this project be conditioned to require connection and annexation to 
the City Pressure Irrigation system at the time of development.  It is further 
recommended that annexation into the municipal irrigation district and pooling of water 
rights is a requirement at the time of final platting. 

c) The development is subject to connection fees based on number of dwellings and lot size 
for the residential area and based on ultimate landscaped area and lot size for the 
commercial area and common lots, as provided in City Resolutions. 

d) The applicant proposes the construction of a pressure irrigation basin and pump station.  
Construction drawings for the pump station and pond are included in the approved plans 
for Phase 1.  The applicant proposes to use the existing pond.  The new pond will need 
to be constructed prior to reaching the development of 360 lots. 

e)  For any connected load, it is recommended this application be conditioned to conform 
to the Pressure Irrigation Master Plan.  The Master Plan designates the providing of 
trunk lines in the Linder Road and Ten Mile Road frontages. 
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f) It is recommended that conformity with approved City PI standards is required, 
including the providing of adequately sized internal and boundary loop lines. 

g) For assistance in locating existing facilities, please contact the City Engineer at 639-
5343. 
 

4. Grading and Storm Drainage 
 
The following is required because alteration of surface features is proposed (such as grading or 
paving) in connection with this application: 

 
a) Runoff from public right-of-way is regulated by ACHD or ITD, depending on the 

agency responsible for the right-of-way.  Plans are required to conform to the 
appropriate agency standards. 

b)  Exclusive of public right-of-way, any increase in quantity or rate of runoff or decrease 
in quality of runoff compared to historical conditions must be detained, treated and 
released at rates no greater than historical amounts.  In the alternative, offsite disposal of 
storm water in excess of historical rates or conditions or disposal at locations different 
than provided historically, approval of the operating entity is required.  The City of Kuna 
relies on the ACHD Stormwater Policy Manual to establish the requirements for design 
of any private disposal system. 

c) The city is now requiring with every new development, a documentation map that 
illustrates the surface and sub-surface water irrigation supply as well as drainage ways 
that exist in the applicant’s property and in the right-of-way adjacent to the proposed 
development to be submitted as part of construction plans.  The map must include 2-foot 
contours, a layout and essential features of existing irrigation ditches, drainage ditches 
and pipelines within and adjacent to the proposed development.  Open and piped 
facilities should be noted.  The map should include any proposed changes to the systems. 

d) All upstream drainage rights and downstream water delivery rights are to be preserved as 
a condition of development.  Constructed facilities to preserve these rights must be 
designed by a licensed professional engineer, plans provided with the project plan set for 
review by the City Engineer and constructed in a manner and with materials acceptable 
to the City Engineer.  Facilities provided must be accessible (easements or right-of-way) 
for continued maintenance, and if necessary, replacement.   
 

5. General 
 

a) With the addition of this property into the corporate limits of Kuna and its potential 
connection to water and irrigation services, this property will be placing demand not 
only on constructed facilities but on water rights provided by others.  It is the reasonable 
expectation, in return, that this property transfer to the City, at time of connection, any 
conveyable water rights by deed and “Change of Ownership” form from IDWR.  The 
domestic water right associated solely with a residence and ½ acre or less is not 
conveyable.  The water right held in trust by an irrigation district is also not conveyable. 

b) A plan approval letter will be required if this project affects any local irrigation districts 
or its facilities. Kuna Canal is one of those facilities. 

c) The City reserves the right of prior approval to all agreements involving the applicant (or 
its successors) and the irrigation or drainage district related to the property of this 
application and any attempt to abandon surface water rights. 
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d) Verify that existing and proposed elevations match at property boundaries such that a 
slope burden is not imposed on adjacent properties. 

e) State the vertical datum used for elevations on all drawings. 
f) Provide engineering certification on all final engineering drawings. 
g) The submittals attached to the application include some alignments for City 

infrastructure.  This information is helpful but has not been reviewed in detail and has 
not received City Engineer approval.  The applicant is advised that detailed review and 
plan approval occurs at the time of approval of the official project improvement plans. 
 

6. Inspection Fees 
 
An inspection fee will be required for City inspection of the construction of any public or 
community water, sewer and irrigation facility associated with this development.  The 
developer will still require a qualified responsible engineer to do sufficient inspection to 
justly certify to DEQ the project was completed in accordance with approved plans and 
specifications and to provide accurate as-built drawings to the City.  The developer’s 
engineer and the City’s inspector are permitted to coordinate inspections as much as 
possible.  The current City inspection fee is $1.00 per lineal foot of sewer, water and 
irrigation related pipe and payment is due and payable prior to City’s scheduling of a pre-
construction conference.   
 

7. Right-of-Way 
 
The subject property fronts on its north and west side by section line principal arterial street 
(Linder Road and Ten mile Road - ACHD).  The following conditions are related to these 
classified streets and future quarter line classified streets and apply at the time of 
development: 
 
a) Sufficient half right-of-way on the quarter line and section line for existing and future 

classified streets should be provided pursuant to City and ACHD standards. 
b) It is recommended approaches onto the classified streets comply with ACHD approach 

policies. 
c) It is recommended sidewalk, curb and gutter, street widening and any related storm 

drainage facilities, consistent with city code and policies, are provided in connection 
with property development. 

d) Residential Easements – City Code (6-3-8) requires the providing of 10-foot front and 
back lot line easements and side-lot easements, as necessary.  The City Engineer 
recommends the following: 

a. 10-foot minimum subdivision boundary easement; 
b. 10-foot minimum street frontage easement; 
c. 10-foot back lot line easement as required in code; 
d. 5-foot minimum side lot line easement and wider easements in instances where 

underground pipelines are constructed in them; 
a. Additional easements as needed for facilities not in right-of-way - of width and 

alignment acceptable to the City Engineer. 
 

8. As-Built Drawings 
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As-built drawings are required at the conclusion of any public facility construction project 
and are the responsibility of the developer’s engineer.  The city may help track changes, but 
will not be responsible for the finished product.  As-built drawings will be required before 
occupancy or final plat approval is granted.   

 
9. Phasing of Development 

 
a) Any phasing plan, to be acceptable, must extend city services, extend transportation 

facilities and extend other utilities in a manner to maintain reliable service to the 
buildable lots in the subdivision and not disrupt service to neighboring properties. 

b) A phasing plan, to be acceptable, must not delay expenditures for infrastructure to 
burden with expenses in a disproportionate manner the later phases of a project. 

c) Irrespective of compliance with the above conditions, the City Engineer in general does 
not approve or reject phasing plans without the advice and consent of the Planning and 
Zoning Director. 

 
10. Property Description 

a) The applicant provided a metes and bounds property description of the subject parcel. 
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______________________________________________________________________________________________________________ 
Ada County Highway District • 3775 Adams Street • Garden City, ID • 83714 • PH 208-387-6100 • FX 345-7650 • www.achd.ada.id.us  
 
 

June 19, 2017 
 

 To: Tim Eck 
  NE Kuna Farms 
   6152 W. Half Moon Lane 
   Eagle, ID 83616 

  
  

 Subject: KPP17-0003/ 17-05-S/ Springhill Subdivision 
   1585 W. Lake Hazel Road 
 Residential Subdivision 
 

 
On April 18, 2017, the Ada County Highway District approved KPP17-0003 for Springhill 
Subdivision. The site specific conditions of approval also apply to 17-05-S/ Springhill Subdivision. 
If you have any questions, please feel free to contact me at (208) 387-6178. 
 
 
Sincerely, 
 

 
 
Mindy Wallace, AICP 
Planner III 
Development Services 
 
cc: City of Kuna 
 Bailey Engineers 
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Standard Conditions of Approval 
 

1. All proposed irrigation facilities shall be located outside of the ACHD right-of-way 
(including all easements).  Any existing irrigation facilities shall be relocated outside of the 
ACHD right-of-way (including all easements).Private Utilities including sewer or water 
systems are prohibited from being located within the ACHD right-of-way. 

2. In accordance with District policy, 7203.6, the applicant may be required to update any 
existing non-compliant pedestrian improvements abutting the site to meet current 
Americans with Disabilities Act (ADA) requirements.  The applicant’s engineer should 
provide documentation of ADA compliance to District Development Review staff for 
review. 

3. Replace any existing damaged curb, gutter and sidewalk and any that may be damaged 
during the construction of the proposed development.  Contact Construction Services at 
387-6280 (with file number) for details. 

4. A license agreement and compliance with the District’s Tree Planter policy is required for 
all landscaping proposed within ACHD right-of-way or easement areas. 

5. All utility relocation costs associated with improving street frontages abutting the site shall 
be borne by the developer. 

6. It is the responsibility of the applicant to verify all existing utilities within the right-of-way.  
The applicant at no cost to ACHD shall repair existing utilities damaged by the applicant.  
The applicant shall be required to call DIGLINE (1-811-342-1585) at least two full 
business days prior to breaking ground within ACHD right-of-way.  The applicant shall 
contact ACHD Traffic Operations 387-6190 in the event any ACHD conduits (spare or 
filled) are compromised during any phase of construction. 

7. Utility street cuts in pavement less than five years old are not allowed unless approved in 
writing by the District.  Contact the District’s Utility Coordinator at 387-6258 (with file 
numbers) for details. 

8. All design and construction shall be in accordance with the ACHD Policy Manual, ISPWC 
Standards and approved supplements, Construction Services procedures and all 
applicable ACHD Standards unless specifically waived herein.  An engineer registered in 
the State of Idaho shall prepare and certify all improvement plans. 

9. Construction, use and property development shall be in conformance with all applicable 
requirements of ACHD prior to District approval for occupancy. 

10. No change in the terms and conditions of this approval shall be valid unless they are in 
writing and signed by the applicant or the applicant’s authorized representative and an 
authorized representative of ACHD.  The burden shall be upon the applicant to obtain 
written confirmation of any change from ACHD. 

11. If the site plan or use should change in the future, ACHD Planning Review will review the 
site plan and may require additional improvements to the transportation system at that 
time. Any change in the planned use of the property which is the subject of this 
application, shall require the applicant to comply with ACHD Policy and Standard 
Conditions of Approval in place at that time unless a waiver/variance of the requirements 
or other legal relief is granted by the ACHD Commission. 
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 1     Springhill Subdivision 
 

Development Services Department 

 
Project/File:  Springhill Subdivision/ KPP17-0003 

This is a preliminary plat application to allow for the development of 677 single family 
building lots and 30 common lots on 209 acres.  The site is located at southeast 
corner of Lake Hazel and Linder Roads in Kuna, Idaho.   

Lead Agency: City of Kuna 

Site address: SEC Lake Hazel/Linder Road 

Staff  
Approval: April 18, 2017 

Applicant: Tim Eck 
 

Representative: Dave Bailey 
        Bailey Engineering, Inc. 
        4242 N. Brookside Lane 
        Boise, ID 83714 
 

Staff Contact:  Mindy Wallace, AICP 
 Phone: 387-6178 
 E-mail: mwallace@achdidaho.org 

A.  Findings of Fact 
1. Description of Application:  The applicant is requesting approval of a preliminary plat 

application to allow for the development of 677 single family building lots on 209 acres.    

The applicant’s proposal is consistent with the City of Kuna’s Comprehensive Plan which calls for 
medium density residential uses on the site.   

2. Description of Adjacent Surrounding Area:   
Direction Land Use Zoning 
North Rural urban transitional  RUT 
South Agriculture A 
East Rural residential/ Agriculture RR/A 
West Rural residential/ Agriculture RR/A 

 
3. Site History:  ACHD previously reviewed this site as Springhill Subdivision in December of 2006.  

The conditions of this staff report differ from the prior action due to a 2011 update to Section 
7200 of ACHD’s Policy Manual.  ACHD also required the applicant to provide an updated Traffic 
Impact Study which affected conditions of approval. 

4. Transit:  Transit services are not available to serve this site.   

mailto:mwallace@achdidaho.org
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 2      Springhill Subdivision 
 

5. New Center Lane Miles:  The proposed development includes 7.58 centerline miles of new 
public road. 

6. Impact Fees: There will be an impact fee that is assessed and due prior to issuance of any 
building permits. The assessed impact fee will be based on the impact fee ordinance that is in 
effect at that time. 

7. Capital Improvements Plan (CIP)/ Integrated Five Year Work Plan (IFYWP): 
• The intersection of Lake Hazel Road and SH-69/Meridian Road is scheduled in the IFYWP to be 

signalized in 2021.   

• Lake Hazel Road is listed in the CIP to be widened to 3-lanes from Ten Mile Road to Linder 
Road between 2026 and 2030. 

• Lake Hazel Road is listed in the CIP to be widened to 3-lanes from Linder Road to SH-
69/Meridian Road between 2026 and 2030. 

• The intersection of Lake Hazel Road and Linder Road is listed in the CIP to be widened to a 
single lane roundabout between 2026 and 2030. 

• The intersection of Lake Hazel Road and SH-69/Meridian Road is listed in the CIP to be 
widened to a 7 X 7 intersection, and signalized between 2026 and 2030. 

B.  Traffic Findings for Consideration 
1. Trip Generation:  This development is estimated to generate 6,445 vehicle trips per day; 677 

vehicle trips per hour in the PM peak hour, based on the traffic impact study. 
2. Traffic Impact Study  

Kittelson & Associates prepared a traffic impact study for the proposed Springhill Subdivision.  
The executive summary of the findings as presented by Kittelson & Associates can be found as 
attachment 3. ACHD has reviewed the submitted traffic impact study for consistency with ACHD 
policies and practices, and may have additional requirements beyond what is noted in the 
summary.   ACHD Staff comments on the submitted traffic impact study can be found below under 
staff comments. 
Staff Comments/Recommendations:  ACHD Traffic Services and Planning Review staff has 
reviewed and generally agree with the findings and conclusions of the submitted traffic impact 
study for Springhill Subdivision. 

• The TIS notes that under current conditions (2016 background) the SH-69/Lake Hazel 
Road intersection operates at an unacceptable level of service (LOS).  This intersection is 
scheduled in the IFYWP to be signalized in 2021 in cooperation with an Idaho 
Transportation Department (ITD) maintenance project.  Staff does not recommend 
improvements to the SH-69/Lake Hazel Road intersection as part of this application, as 
the poor LOS at the SH-69/Lake Hazel Road intersection is an existing condition and 
ACHD and ITD have plans to signalize the intersection in 2021.  It is possible that the 
signal may be installed sooner as ITD is working to move up the intersection project to a 
2018/2019 timeframe.   

• The traffic impact study notes that 260 homes could be built before the Linder 
Road/Columbia  Road intersection exceeds acceptable LOS “E”.  Therefore staff 
recommends that prior to ACHD's signature on the final plat which contains the 260th lot 
that the applicant be required to install an interim signal (or single lane roundabout) within 
the existing right-of-way at the Linder Road/Columbia Road intersection.  The applicant 
should be required to coordinate the design and construction of the interim signal with 
ACHD’s Development Review staff.    
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• The traffic study also notes that 500 homes could be built before the Lake Hazel Road/Ten 
Mile Road intersection will exceed acceptable LOS “E” and will need to be improved with 
an interim signal.  Therefore staff recommends that prior to ACHD's signature on the final 
plat which contains the 500th lot that the applicant be required to install an interim signal 
within the existing right-of-way at the Lake Hazel Road/Ten Mile Road intersection.  The 
applicant should be required to coordinate the design and construction of the interim signal 
with ACHD’s Development Review staff.    

• To verify the assumptions of the traffic impact study and to ensure that improvements are 
made when warranted; prior to ACHD's signature on the final plat which contains the 260th 
lot the applicant should be required to submit an updated traffic impact study to ACHD.  A 
subsequent traffic impact study update should be provided prior to ACHD’s signature on 
the final plat which contains the 500th lot.  ACHD may have additional requirements based 
on the findings at that time.    

• The Linder Road/Lake Hazel Road intersection is expected to operate at an acceptable 
level of serve at build out of the site in 2031.  This intersection should be included in both 
traffic impact study updates.   

3. Condition of Area Roadways 
Traffic Count is based on Vehicles per hour (VPH) 

 
 
 
 
 
 
 
 
 
 
 

 
 
 

 
* Acceptable level of service for a two-lane principal arterial is “E” (690 VPH). 
* Acceptable level of service for a five-lane principal arterial is “E” (1,780 VPH). 
 
* Acceptable level of service for a two-lane minor arterial is “E” (575 VPH). 
 
** ACHD does not set level of service thresholds for State Highways. 

4. Average Daily Traffic Count (VDT) 
Average daily traffic counts are based on ACHD’s most current traffic counts. 

• The average daily traffic count for SH-69/Meridian Road from Lake Hazel Road to Ten 
Mile Road was 22,036 on 7/19/16. 

• The average daily traffic count for Lake Hazel Road from Linder Road to SH-
69/Meridian Road was 895 on 12/13/16. 

• The average daily traffic count for Lake Hazel Road from Ten Mile Road to Linder 
Road was 1,069 on 12/16/16. 

• The average daily traffic count for Linder Road from Lake Hazel Road to Columbia 
Road was 2,620 on 10/27/15. 

• The average daily traffic count for Ten Mile Road from Lake Hazel Road to Columbia 
Road was 4,868 on 7/31/14. 

Roadway Frontage Functional 
Classification 

PM Peak 
Hour 

Traffic Count 

PM Peak 
Hour Level 
of Service 

**SH-69/Meridian 
Road N/A-feet Principal 

Arterial 1,425 Better than 
“E” 

Lake Hazel Road 
(Linder to Meridian) 2,600-feet Principal 

Arterial 70 Better than 
“E” 

Lake Hazel Road 
(Ten Mile to Linder) 2,600-feet Principal 

Arterial 85 Better than 
“E” 

Linder Road 2,360-feet Minor 
Arterial 160 Better than 

“E” 

Ten Mile Road N/A Minor 
 Arterial 315 Better than 

“E” 
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C.  Findings for Consideration 
1. Linder Road/Columbia Road Intersection 

The traffic impact study notes that the Linder Road/Columbia Road intersection will exceed 
acceptable LOS “E” and will need to be improved with an interim signal.  To verify the 
assumptions of the traffic impact study and to ensure that improvements are made when 
warranted; staff has recommended that an updated traffic impact study be provided, which 
includes an updated analysis of the Linder Road/Columbia Road intersection.  The updated traffic 
impact study should be submitted prior to ACHD's signature on the final plat which contains the 
260th  lot.    
If the updated traffic impact study shows that Linder Road/Columbia Road intersection will exceed 
acceptable LOS “E” and that signal warrants are met, then the applicant will be required to install 
an interim signal prior to ACHD’s signature on the final plat which contains the 261st  lot.  
Additionally, the applicant will need to obtain plan approval and enter into a signal agreement with 
ACHD.   
The signal agreement should include that the intersection should be designed to provide a 3 X 3 
intersection with three 12-foot wide travel lanes; one receiving lane, one dedicated left turn lane, 
and one thru/right lane on each approach, that the applicant is responsible for all costs associated 
with the hardware, design, and installation of the interim signal, and that interim improvements are 
not eligible for reimbursement.   
 
In order to ensure the Linder Road/Columbia intersection will be improved when warranted, the 
following items must be in place prior to plans acceptance for the final plat which necessitates the 
improvement based on the findings of the updated traffic impact study: 
 
• Signal  Agreement  
• Full design and approved plans for the intersection 

 
2. Lake Hazel Road/Ten Mile Road Intersection 

The traffic impact study notes that the Lake Hazel Road/Ten Mile Road intersection will exceed 
acceptable LOS “E” and will need to be improved.  To verify the assumptions of the traffic impact 
study and to ensure that improvements are made when warranted; staff has recommended that 
an updated traffic impact study be provided, which includes an updated analysis of the Lake 
Hazel Road/Ten Mile Road intersection.  The updated traffic impact study should be submitted 
prior to ACHD's signature on the final plat which contains the 500th lot.    
If the updated traffic impact study shows that Lake Hazel Road/Ten Mile Road intersection will 
exceed acceptable LOS “E” and that signal warrants are met, then the applicant will be required 
to make improvements to the intersection prior to ACHD’s signature on the final plat which 
contains the 501st  lot.   
The applicant could signalize and widen the Lake Hazel Road/Ten Mile Road intersection to a 3 
X 3 intersection as an interim condition until ACHD moves forward with the full intersection 
widening project listed in the CIP.  Or, if right-of-way is available, the applicant could request to 
enter into a cooperative development agreement (CDA) with the District to complete the full 
intersection widening project as identified in ACHD's CIP.  
The applicant should be required to improve the Lake Hazel Road/Ten Mile Road intersection 
prior to ACHD's signature on the final plat that contains the 501st lot.  As such, the applicant 
should be required to enter into a Cooperative Development Agreement with the District to 
improve the Lake Hazel Road/Ten Mile Road intersection as a single lane roundabout, as noted 
in the District’s CIP, or with interim system improvements at the intersection which includes the 
installation of a traffic signal and turn lanes. 
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The Cooperative Development Agreement should include the intersection design and 
construction, as well as allocation of costs.  ACHD will only provide impact fee credit for impact 
fee eligible costs of permanent intersection improvements consistent with the CIP.  Interim 
improvements are not eligible for reimbursement and all costs would be the responsibility of the 
applicant.   
 
In order to ensure the intersection will be improved when warranted, the following items must be 
in place prior plans acceptance for the final plat necessitating the improvements.  
 
• Cooperative Development Agreement;  
• Financial surety provided by the applicant meeting the terms of the Cooperative   
             Development Agreement;  
• Full design and approved plans for the intersection; 
• Dedication of all of the right-of-way necessary to complete the          
  intersection project.   

 
If all of the right-of-way necessary to construct the Lake Hazel Road/Ten Mile Road intersection 
as a single lane roundabout is not available or able to be acquired, then the applicant will be 
required to install an interim signal prior to ACHD’s signature on the final plat that contains the 
501st  lot.  Additionally, the applicant will need to obtain plan approval and enter into a signal 
agreement with ACHD.   
The traffic impact study notes that the Lake Hazel Road intersection will exceed acceptable LOS 
“E” and will need to be improved with an interim signal.  To verify the assumptions of the traffic 
impact study and to ensure that improvements are made when warranted; staff has 
recommended that an updated traffic impact study be provided, which includes an update 
analysis of the Lake Hazel Road/Ten Mile Road intersection.  The updated traffic impact study 
should be submitted prior to the ACHD's signature on the final plat which contains the 500th lot.    
If the updated traffic impact study shows that Lake Hazel Road/Ten Mile Road intersection will 
exceed acceptable LOS “E” and that signal warrants are met, then the applicant will be required to 
install an interim signal prior to ACHD’s signature on the final plat which contains the 501st  lot.  
Additionally, the applicant will need to obtain plan approval and enter into a signal agreement with 
ACHD.   
The signal agreement should include that the intersection should be designed to provide a 3 X 3 
intersection with three 12-foot wide travel lanes; one receiving lane, one dedicated left turn lane, 
and one thru/right lane on each approach, that the applicant is responsible for all costs associated 
with the hardware, design, and installation of the interim signal, and that interim improvements are 
not eligible for reimbursement.   
 
In order to ensure that the Lake Hazel Road/Ten Mile Road intersection will be improved when 
warranted, the following items must be in place prior to plans acceptance for the final plat which 
necessitates the improvement based on the findings of the updated traffic impact study: 
 
• Signal  Agreement  
• Full design and approved plans for the intersection 

 
3. Lake Hazel Road 

a. Existing Conditions:  Lake Hazel Road is improved with 2 -travel lanes, and no curb, gutter 
or sidewalk abutting the site.  There is 75-feet of right-of-way for Lake Hazel Road (50-feet 
from centerline). 

b. Policy: 
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Arterial Roadway Policy:  District Policy 7205.2.1 states that the developer is responsible for 
improving all street frontages adjacent to the site regardless of whether or not access is taken 
to all of the adjacent streets. 
Master Street Map and Typology Policy:  District Policy 7205.5 states that the design of 
improvements for arterials shall be in accordance with District standards, including the Master 
Street Map and Livable Streets Design Guide.  The developer or engineer should contact the 
District before starting any design.   
Street Section and Right-of-Way Width Policy:  District Policies 7205.2.1 & 7205.5.2 state 
that the standard 5-lane street section shall be 72-feet (back-of-curb to back-of-curb) within 
96-feet of right-of-way. This width typically accommodates two travel lanes in each direction, a 
continuous center left-turn lane, and bike lanes on a minor arterial and a safety shoulder on a 
principal arterial. 
Street Section and Right-of Way Width Policy:  District Policy 7205.2.1 & 7205.5.2 states 
that the standard 3-lane street section shall be 46-feet (back-of-curb to back-of-curb) within 70 
feet of right-of-way.  This width typically accommodates a single travel lane in each direction, 
a continuous center left-turn lane, and bike lanes. 
Right-of-Way Dedication:  District Policy 7205.2 states that The District will provide 
compensation for additional right-of-way dedicated beyond the existing right-of-way along 
arterials listed as impact fee eligible in the adopted Capital Improvements Plan using available 
impact fee revenue in the Impact Fee Service Area. 
No compensation will be provided for right-of-way on an arterial that is not listed as impact fee 
eligible in the Capital Improvements Plan.  
The District may acquire additional right-of-way beyond the site-related needs to preserve a 
corridor for future capacity improvements, as provided in Section 7300. 
Sidewalk Policy: District Policy 7205.5.7 requires a concrete sidewalk at least 5-feet wide to 
be constructed on both sides of all arterial streets.  A parkway strip at least 6-feet wide 
between the back-of-curb and street edge of the sidewalk is required to provide increased 
safety and protection of pedestrians.  Consult the District’s planter width policy if trees are to 
be placed within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a 
minimum of 7-feet wide. 
Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   
A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 
Frontage Improvements Policy: District Policy 7205.2.1 states that the developer shall 
widen the pavement to a minimum of 17-feet from centerline plus a 3-foot wide gravel 
shoulder adjacent to the entire site.  Curb, gutter and additional pavement widening may be 
required (See Section 7205.5.5). 
ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, arterial street requirements, and specific roadway 
features required through development.  This segment of Lake Hazel Road is designated in 
the MSM as a Residential Mobility Arterial with 5-lanes and on-street bike lanes, a 72-foot 
street section within 100-feet of right-of-way. 

c. Applicant Proposal: The applicant has proposed to construct an 8-foot wide detached 
concrete sidewalk on Lake Hazel Road abutting the site.   
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d. Staff Comments/Recommendations:  The applicant’s proposal to construct an 8-foot wide 
detached concrete sidewalk on Lake Hazel Road abutting the site exceeds ACHD policy and 
should be approved, as proposed.  The sidewalk should be located a minimum of 41-feet from 
the centerline of Lake Hazel Road abutting the site.  A permanent right-of-way easement 
should be provided if sidewalks are to be placed outside of the dedicated right-of-way.   
Consistent with ACHD’s Frontage Improvement policy, the applicant should be required to 
widen the pavement on Lake Hazel Road with a minimum pavement width of 17-feet from 
centerline plus a 3-foot wide gravel shoulder abutting the entire site.   

No additional right-of-way dedication should be required as part of this application, as there is 
already 50-feet of right-of-way from the centerline of Linder Road abutting the site.   

Consistent with the findings and recommendations of the submitted traffic impact study, the 
applicant should be required to construct a westbound center left turn lane on Lake Hazel 
Road at the Kay Avenue intersection.  The turn lane should be constructed when Kay Avenue 
is extended to Lake Hazel Road. Coordinate the design and construction of the left turn lane 
with ACHD Planning Review staff.     

4. Linder Road 
a. Existing Conditions:  Linder Road is improved with 2-travel lanes, and no curb, gutter or 

sidewalk abutting the site.  There is 80-feet of right-of-way for Linder Road (50-feet from 
centerline). 

b. Policy: 
Arterial Roadway Policy:  District Policy 7205.2.1 states that the developer is responsible for 
improving all street frontages adjacent to the site regardless of whether or not access is taken 
to all of the adjacent streets. 
Master Street Map and Typology Policy:  District Policy 7205.5 states that the design of 
improvements for arterials shall be in accordance with District standards, including the Master 
Street Map and Livable Streets Design Guide.  The developer or engineer should contact the 
District before starting any design.   
Street Section and Right-of-Way Width Policy:  District Policies 7205.2.1 & 7205.5.2 state 
that the standard 5-lane street section shall be 72-feet (back-of-curb to back-of-curb) within 
96-feet of right-of-way. This width typically accommodates two travel lanes in each direction, a 
continuous center left-turn lane, and bike lanes on a minor arterial and a safety shoulder on a 
principal arterial. 
Right-of-Way Dedication:  District Policy 7205.2 states that The District will provide 
compensation for additional right-of-way dedicated beyond the existing right-of-way along 
arterials listed as impact fee eligible in the adopted Capital Improvements Plan using available 
impact fee revenue in the Impact Fee Service Area. 
No compensation will be provided for right-of-way on an arterial that is not listed as impact fee 
eligible in the Capital Improvements Plan.  
The District may acquire additional right-of-way beyond the site-related needs to preserve a 
corridor for future capacity improvements, as provided in Section 7300. 
Sidewalk Policy: District Policy 7205.5.7 requires a concrete sidewalk at least 5-feet wide to 
be constructed on both sides of all arterial streets.  A parkway strip at least 6-feet wide 
between the back-of-curb and street edge of the sidewalk is required to provide increased 
safety and protection of pedestrians.  Consult the District’s planter width policy if trees are to 
be placed within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a 
minimum of 7-feet wide. 
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Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   
A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 
Frontage Improvements Policy: District Policy 7205.2.1 states that the developer shall 
widen the pavement to a minimum of 17-feet from centerline plus a 3-foot wide gravel 
shoulder adjacent to the entire site.  Curb, gutter and additional pavement widening may be 
required (See Section 7205.5.5). 
ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, arterial street requirements, and specific roadway 
features required through development.  This segment of Linder Road is designated in the 
MSM as a Residential Arterial with 5-lanes and on-street bike lanes, a 72-foot street section 
within 96-feet of right-of-way. 

c. Applicant Proposal:  The applicant has proposed to construct an 8-foot wide detached 
concrete sidewalk on Linder Road abutting the site.   

d. Staff Comments/Recommendations:  The applicant’s proposal to construct an 8-foot wide 
detached concrete sidewalk on Linder Road abutting the site exceeds ACHD policy and 
should be approved, as proposed.  The sidewalk should be located a minimum of 41-feet from 
the centerline of Linder Road abutting the site.  A permanent right-of-way easement should be 
provided if sidewalks are to be placed outside of the dedicated right-of-way.   
Consistent with ACHD’s Frontage Improvement policy, the applicant should be required to 
widen the pavement on Linder Road with a minimum pavement width of 17-feet from 
centerline plus a 3-foot wide gravel shoulder abutting the entire site.   

No additional right-of-way dedication should be required as part of this application, as there is 
already 50-feet of right-of-way from the centerline of Linder Road abutting the site.   

Consistent with the findings and recommendations of the submitted traffic impact study, the 
applicant should be required to construct a southbound center left turn lane on Linder Road at 
the Midsummer Drive intersection.  The turn lane should be constructed when Midsummer 
Drive is extended to Linder Road.  Coordinate the design and construction of the left turn lane 
with ACHD Planning Review staff.   

5. Kay Avenue 
a. Existing Conditions:  Kay Avenue does not exist abutting the site.   
b. Policy: 

Collector Street Policy:  District policy 7206.2.1 states that the developer is responsible for 
improving all collector frontages adjacent to the site or internal to the development as required 
below, regardless of whether access is taken to all of the adjacent streets. 
Master Street Map and Typologies Policy:  District policy 7206.5 states that if the collector 
street is designated with a typology on the Master Street Map, that typology shall be 
considered for the required street improvements.  If there is no typology listed in the Master 
Street Map, then standard street sections shall serve as the default. 
Street Section and Right-of-Way Policy:  District policy 7206.5.2 states that the standard 
right-of-way width for collector streets shall typically be 50 to 70-feet, depending on the 
location and width of the sidewalk and the location and use of the roadway.  The right-of-way 
width may be reduced, with District approval, if the sidewalk is located within an easement; in 
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which case the District will require a minimum right-of-way width that extends 2-feet behind 
the back-of-curb on each side. 
The standard street section shall be 46-feet (back-of-curb to back-of-curb). This width typically 
accommodates a single travel lane in each direction, a continuous center left-turn lane, and 
bike lanes. 
Residential Collector Policy:  District policy 7206.5.2 states that the standard street section 
for a collector in a residential area shall be 36-feet (back-of-curb to back-of-curb).  The District 
will consider a 33-foot or 29-foot street section with written fire department approval and 
taking into consideration the needs of the adjacent land use, the projected volumes, the need 
for bicycle lanes, and on-street parking. 
Sidewalk Policy:  District policy 7206.5.6 requires a concrete sidewalks at least 5-feet wide to 
be constructed on both sides of all collector streets.  A parkway strip at least 6-feet wide 
between the back-of-curb and street edge of the sidewalk is required to provide increased 
safety and protection of pedestrians.  Consult the District’s planter width policy if trees are to 
be placed within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a 
minimum of 7-feet wide. 
Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 
ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, collector street requirements, and specific roadway 
features required through development.  A new collector roadway was identified on the MSM 
with the street typology of Residential Collector.  The new collector roadway should run 
north/south and be located at the half mile.  The Residential Collector typology as depicted in 
the Livable Street Design Guide recommends a 2-lane roadway with bike lanes, and on street 
parking, a 36-foot street section within 54-feet of right-of-way. 

c. Applicant Proposal:  The applicant has proposed to construct Kay Avenue, north and south 
of the existing Pear Blossom Subdivision, as half of a residential collector street section with 
vertical curb, gutter, and 8-foot wide concrete sidewalks abutting the site on the west side of 
the roadway. 
Abutting Pear Blossom Subdivision (1,330-feet), the applicant is proposing to shift Kay 
Avenue to the west and to construct Kay Avenue as a 36-foot wide residential collector 
roadway with vertical curb, gutter, and 8-foot wide concrete sidewalk abutting the site.   
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d. Staff Comments/Recommendations:  The applicant’s proposal to construct the north and 

south portions of Kay Avenue as half of a 36-foot wide residential collector street section 
should be approved, as proposed.   Kay Street is shown as a residential collector roadway in 
this location (at the half mile between SH-69 and Linder Road), on ACHD’s MSM.  The 
location and design of Kay Avenue as a straight mid-mile collector roadway is required by the 
City of Kuna’s Comprehensive Plan and policies.     
The applicant should be required to construct Kay Avenue, north and south of the existing 
Pear Blossom Subdivision as one-half of a 36-foot wide residential collector street section with 
vertical curb, gutter, and sidewalk on the west side of the roadway, plus 12 additional feet of 
pavement (to total 30-feet of pavement) with a gravel shoulder and barrow ditch on the east 
side of the roadway.  The right-of-way for Kay Avenue should extend to the east property line. 
The applicant’s proposal to shift Kay Avenue to the west abutting the Pear Blossom 
Subdivision and to construct Kay Avenue as a 36-foot wide residential collector roadway with 
vertical curb, gutter and 8-foot wide concrete sidewalks should be approved, as it will provide 
a complete street abutting the already developed Pear Blossom Subdivision located directly 
east of the site.  The applicant should be responsible for the design and construction of 30-
feet of pavement, vertical curb, gutter, and an 8-foot wide sidewalk abutting the site.  ACHD 
will reimburse the applicant for the design and construction of 6-feet of pavement, vertical 
curb, gutter, and 8-foot wide sidewalk, abutting the Pear Blossom Subdivision, as these 
improvements are not required per policy    

The applicant should be required to enter into a cooperative development agreement (CDA) 
with ACHD for the construction of Kay Avenue abutting the Pear Blossom Subdivision (1,330-

SITE 

Kay Avenue 
 
Half Street =  
 
Complete Street =  
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feet).  The CDA should include the roadway design and construction, as well as allocation of 
costs.  
 
In order to ensure that Kay Avenue is fully improved abutting the Pear Blossom Subdivision, 
the following items must be in place prior plans acceptance for the final plat necessitating the 
improvements.  

• Cooperative Development Agreement;  
• Financial surety provided by the applicant meeting the terms of the Cooperative 
• Development Agreement;  
• Full design and approved plans for the roadway; 
• Dedication of all of the right-of-way necessary to complete the roadway widening 

project.   
 

6. Kay Avenue/Lake Hazel Intersection  
a. Policy: 

ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, collector street requirements, roundabout 
requirements, and specific roadway features required through development.  A new 
roundabout was identified on the MSM.  The new multi-lane roundabout is planned at the mid-
mile at the Kay Avenue and Lake Hazel Road intersection.   
 

b. Staff Comments/Recommendations:  As noted above, the intersection of Kay Avenue and 
Lake Hazel Road is shown as a multi-lane roundabout on the MSM.   The traffic impact study 
included a warrant analysis for a roundabout at this intersection and concluded that a 
roundabout is not warranted, but instead the use of stop signs should be considered.  
Therefore construction of a roundabout at the Kay Avenue and Lake Hazel Road intersection 
is not required at this time.  However, the applicant should be required to dedicate right-of-way 
at the Kay Avenue and Lake Hazel Road intersection consistent with the template shown on 
below to accommodate the future construction of the multi-lane roundabout at the intersection.  
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7. Monet Drive 
a. Existing Conditions: There are no collector roadways within the site. 
b. Policy: 

Collector Street Policy:  District policy 7206.2.1 states that the developer is responsible for 
improving all collector frontages adjacent to the site or internal to the development as required 
below, regardless of whether access is taken to all of the adjacent streets. 
Master Street Map and Typologies Policy:  District policy 7206.5 states that if the collector 
street is designated with a typology on the Master Street Map, that typology shall be 
considered for the required street improvements.  If there is no typology listed in the Master 
Street Map, then standard street sections shall serve as the default. 
Street Section and Right-of-Way Policy:  District policy 7206.5.2 states that the standard 
right-of-way width for collector streets shall typically be 50 to 70-feet, depending on the 
location and width of the sidewalk and the location and use of the roadway.  The right-of-way 
width may be reduced, with District approval, if the sidewalk is located within an easement; in 
which case the District will require a minimum right-of-way width that extends 2-feet behind 
the back-of-curb on each side. 
The standard street section shall be 46-feet (back-of-curb to back-of-curb). This width typically 
accommodates a single travel lane in each direction, a continuous center left-turn lane, and 
bike lanes. 
Residential Collector Policy:  District policy 7206.5.2 states that the standard street section 
for a collector in a residential area shall be 36-feet (back-of-curb to back-of-curb).  The District 
will consider a 33-foot or 29-foot street section with written fire department approval and 
taking into consideration the needs of the adjacent land use, the projected volumes, the need 
for bicycle lanes, and on-street parking. 
Sidewalk Policy:  District policy 7206.5.6 requires a concrete sidewalks at least 5-feet wide to 
be constructed on both sides of all collector streets.  A parkway strip at least 6-feet wide 
between the back-of-curb and street edge of the sidewalk is required to provide increased 
safety and protection of pedestrians.  Consult the District’s planter width policy if trees are to 
be placed within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a 
minimum of 7-feet wide. 
Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 
Landscape Medians Policy:  District policy 7206.5.14 states that landscape medians are 
permissible where adequate pavement width is provided on each side of the median to 
accommodate the travel lanes and where the following is provided: 

• The median is platted as right-of-way owned by ACHD. 
• The width of an island near an intersection is 12-feet maximum for a minimum distance of 

150-feet.  Beyond the 150-feet, the island may increase to a maximum width of 30-feet. 
• At an intersection that is signalized or is to be signalized in the future, the median width 

shall be reduced to accommodate the necessary turn lane storage and tapers. 
• The Developer or Homeowners Association shall apply for a license agreement if 

landscaping is to be placed within these medians. 
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• The license agreement shall contain the District’s requirements of the developer including, 
but not limited to, a “hold harmless” clause; requirements for maintenance by the 
developer; liability insurance requirements; and restrictions. 

• Vertical curbs are required around the perimeter of any raised median.  Gutters shall slope 
away from the curb to prevent ponding. 

c. Applicant Proposal:  The applicant has proposed to construct one collector roadway, Monet 
Drive, as a 36-foot wide residential collector roadway with vertical curb, gutter, and 8-foot wide 
concrete sidewalks.   

d. Staff Comments/Recommendations:  The applicant’s proposal meets District policy 
(sidewalk width exceeds) and should be approved, as proposed.  If detached sidewalks are 
constructed then the applicant should be required to provide a permanent right-of-way 
easement for sidewalks located outside of the dedicated right-of-way.   
If the applicant wants to construct center landscape islands on the entry portion of Monet 
Drive, then 20-foot wide travel lanes should be provided on both sides of the center landscape 
island.  The center landscape island will be restricted to a maximum width of 12-feet near an 
intersection for a minimum distance of 150-feet.  Any center landscape islands should be 
platted as right-of-way, owned by ACHD.  The applicant or the home owners associated 
should apply for license agreement for any landscaping within the island.   

8. Internal Local Streets 
a. Existing Conditions: There are no internal local streets within the site. 
b. Policy: 

Local Roadway Policy: District Policy 7207.2.1 states that the developer is responsible for 
improving all local street frontages adjacent to the site regardless of whether or not access is 
taken to all of the adjacent streets.   
Street Section and Right-of-Way Policy: District Policy 7207.5 states that right-of-way 
widths for all local streets shall generally not be less than 50-feet wide and that the standard 
street section shall be 36-feet (back-of-curb to back-of-curb).  The District will consider the 
utilization of a street width less than 36-feet with written fire department approval. 
Standard Urban Local Street—36-foot to 33-foot Street Section and Right-of-way Policy:  
District Policy 7207.5.2 states that the standard street section shall be 36-feet (back-of-curb to 
back-of-curb) for developments with any buildable lot that is less than 1 acre in size.  This 
street section shall include curb, gutter, and minimum 5-foot concrete sidewalks on both sides 
and shall typically be within 50-feet of right-of-way.  
The District will also consider the utilization of a street width less than 36-feet with written fire 
department approval.  Most often this width is a 33-foot street section (back-of-curb to back-
of-curb) for developments with any buildable lot that is less than 1 acre in size. 
Continuation of Streets Policy:  District Policy 7207.2.4 states that an existing street, or a 
street in an approved preliminary plat, which ends at a boundary of a proposed development 
shall be extended in that development.  The extension shall include provisions for continuation 
of storm drainage facilities.  Benefits of connectivity include but are not limited to the following: 

• Reduces vehicle miles traveled. 
• Increases pedestrian and bicycle connectivity. 
• Increases access for emergency services. 
• Reduces need for additional access points to the arterial street system 
• Promotes the efficient delivery of services including trash, mail and deliveries. 
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• Promotes appropriate intra-neighborhood traffic circulation to schools, parks, 
neighborhood commercial centers, transit stops, etc. 

• Promotes orderly development. 
Sidewalk Policy:  District Policy 7207.5.7 states that five-foot wide concrete sidewalk is 
required on both sides of all local street, except those in rural developments with net densities 
of one dwelling unit per 1.0 acre or less, or in hillside conditions where there is no direct lot 
frontage, in which case a sidewalk shall be constructed along one side of the street.  Some 
local jurisdictions may require wider sidewalks. 
The sidewalk may be placed next to the back-of-curb.  Where feasible, a parkway strip at least 
8-feet wide between the back-of-curb and the street edge of the sidewalk is recommended to 
provide increased safety and protection of pedestrians and to allow for the planting of trees in 
accordance with the District’s Tree Planting Policy.  If no trees are to be planted in the 
parkway strip, the applicant may submit a request to the District, with justification, to reduce 
the width of the parkway strip. 
Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   
A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 
Half Street Policy:  District Policy 7207.2.2 required improvements shall consist of pavement 
widening to one-half the required width, including curb, gutter and concrete sidewalk 
(minimum 5-feet), plus 12-feet of additional pavement widening beyond the centerline 
established for the street to provide an adequate roadway surface, with the pavement 
crowned at the ultimate centerline.  A 3-foot wide gravel shoulder and a borrow ditch sized to 
accommodate the roadway storm runoff shall be constructed on the unimproved side. 

Cul-de-sac Streets Policy:  District policy 7207.5.8 requires cul-de-sacs to be constructed to 
provide a minimum turning radius of 45-feet; in rural areas or for temporary cul-de-sacs the 
emergency service providers may require a greater radius.  Landscape and parking islands 
may be constructed in turnarounds if a minimum 29-foot street section is constructed around 
the island.  The pavement width shall be sufficient to allow the turning around of a standard 
AASHTO SU design vehicle without backing.  The developer shall provide written approval 
from the appropriate fire department for this design element. 

The District will consider alternatives to the standard cul-de-sac turnaround on a case-by-case 
basis.  This will be based on turning area, drainage, maintenance considerations and the 
written approval of the agency providing emergency fire service for the area where the 
development is located. 

Landscape Medians Policy:  District policy 7207.5.16 states that landscape medians are 
permissible where adequate pavement width is provided on each side of the median to 
accommodate the travel lanes and where the following is provided: 

• The median is platted as right-of-way owned by ACHD. 
• The width of an island near an intersection is 12-feet maximum for a minimum distance of 

150-feet.  Beyond the 150-feet, the island may increase to a maximum width of 30-feet. 
• At an intersection that is signalized or is to be signalized in the future, the median width 

shall be reduced to accommodate the necessary turn lane storage and tapers. 
• The Developer or Homeowners Association shall apply for a license agreement if 

landscaping is to be placed within these medians. 
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• The license agreement shall contain the District’s requirements of the developer including, 
but not limited to, a “hold harmless” clause; requirements for maintenance by the 
developer; liability insurance requirements; and restrictions. 

• Vertical curbs are required around the perimeter of any raised median.  Gutters shall slope 
away from the curb to prevent ponding. 

c. Applicant’s Proposal:  The applicant has proposed to construct all of the internal local 
streets as 36-foot street sections with rolled curb, gutter, and an 8-foot wide planter strip within 
50-feet of right-of-way and 5-foot wide detached concrete sidewalks located outside of the 
right-of-way.    With the exception of Huntington Street, which is proposed to be constructed 
as a half street abutting the site’s south property line.   
The applicant has proposed to construct two cul-de-sac turnarounds one at the terminus of St. 
Pete Street and one at the terminus of Wind Chime Court, and two knuckles within the site.   

d. Staff Comments/Recommendations:  The applicant’s proposal meets District policy and 
should be approved, as proposed. The internal local streets may be constructed as 33 to 36-
foot street sections.  The applicant should be required to provide a permanent right-of-way 
easement for the detached sidewalks located outside of the dedicated right-of-way.   
The applicant should be required to construct Huntington Street as one-half of a 36-foot street 
section with curb, gutter, and sidewalk on the north side of the roadway, plus 12 additional 
feet of pavement (to total 30-feet of pavement) with a gravel shoulder and barrow ditch on the 
south side of the roadway.  The right-of-way for Huntington Street should extend to the south 
property line. 

The cul-de-sac turnarounds should be constructed with a minimum radius of 45-feet.    
If the applicant wants to construct center landscape islands on the entry portion of any of the 
internal local streets, then 20-foot wide travel lanes should be provided on both sides of the 
center landscape island.  The center landscape island will be restricted to a maximum width of 
12-feet near an intersection for a minimum distance of 150-feet.  Any center landscape islands 
should be platted as right-of-way, owned by ACHD.  The applicant or the home owners 
associated should apply for license agreement for any landscape within the islands.   

9. Roadway Offsets 
a. Existing Conditions:  There are no roadway offsets within the site.   
b. Policy: 

Local Street Intersection Spacing on Minor Arterials:  District policy 7205.4.3 states that 
new local streets should not typically intersect arterials.  Local streets should typically intersect 
collectors.  If it is necessary, as determined by ACHD, for a local street to intersect an arterial, 
the minimum allowable offset shall be 660-feet as measured from all other existing roadways 
as identified in Table 1a (7205.4.6). 

Collector Offset Policy:  District policy 7205.4.2 states that the optimum spacing for new 
signalized collector roadways intersecting minor arterials is one half-mile. 

District policy 7206.4.2 states that the preferred spacing for new collectors intersecting 
existing collectors is ¼ mile to allow for adequate signal spacing and alignment. 

Local Offset Policy:  District policy 7206.4.5, requires local roadways to align or offset a 
minimum of 330-feet from a collector roadway (measured centerline to centerline). 

District policy 7207.4.2, requires local roadways to align or provide a minimum offset of 125-
feet from any other street (measured centerline to centerline). 
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c. Applicant’s Proposal:  The applicant has proposed to construct two new public streets to 
intersect Linder Road and three new public streets to intersect Kay Avenue.   
The roadways proposed to intersect Linder Road are to be located as follows: 

• One new local street is proposed to be located approximately 720-feet south of Lake 
Hazel Road. 

• Monet Drive is proposed to be located approximately 1,800-feet south of Lake Hazel 
Road.   

The roadways proposed to intersect Kay Avenue are to be located as follows: 

• Shaylee Drive is proposed to be located approximately 660-feet south of Lake Hazel 
Road. 

• Forest Garden Way is proposed to be located approximately 1,755-feet south of Lake 
Hazel Road. 

• Sage Street is proposed to be located approximately 3,376-feet south of Lake Hazel 
Road.   

d. Staff Comments/Recommendations:  The applicant’s proposal meets District policy and 
should be approved, as proposed.   

10. Stub Streets 
a. Existing Conditions:  There are no stub streets to the site.   
b. Policy: 

Stub Street Policy:  District policies 7206.2.4 and 7207.2.4 state that stub streets will be 
required to provide circulation or to provide access to adjoining properties.  Stub streets will 
conform with the requirements described in Sections 7206.2.5.4 and 7207.2.5.4, except a 
temporary cul-de-sac will not be required if the stub street has a length no greater than 150-
feet.  A sign shall be installed at the terminus of the stub street stating that, "THIS ROAD WILL 
BE EXTENDED IN THE FUTURE.” or “THIS IS A DESIGNATED COLLECTOR ROADWAY.  
THIS STREET WILL BE EXTENDED AND WIDENDED IN THE FUTURE.” 
In addition, stub streets must meet the following conditions: 

• A stub street shall be designed to slope towards the nearest street intersection within 
the proposed development and drain surface water towards that intersection; unless 
an alternative storm drain system is approved by the District. 

• The District may require appropriate covenants guaranteeing that the stub street will 
remain free of obstructions. 

Temporary Dead End Streets Policy:  District policies 7206.2.4 and 7207.2.4 requires that 
the design and construction for cul-de-sac streets shall apply to temporary dead end streets.  
The temporary cul-de-sac shall be paved and shall be the dimensional requirements of a 
standard cul-de-sac.  The developer shall grant a temporary turnaround easement to the 
District for those portions of the cul-de-sac which extend beyond the dedicated street right-of-
way.  In the instance where a temporary easement extends onto a buildable lot, the entire lot 
shall be encumbered by the easement and identified on the plat as a non-buildable lot until the 
street is extended. 

c. Applicant Proposal:  The applicant has proposed to construct two stub streets to the south, 
Kay Avenue, located at the site’s east property line and Wakehurst Avenue located 
approximately 1,320-feet west of Kay Avenue.  Wakehurst Avenue is proposed to stub to the 
Mason Canal Feeder.     
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d. Staff Comments/Recommendations:  The applicant’s proposal to construct two stub streets 
to the south meets District policy and should be approved, as proposed.  The applicant should 
be required to install a sign at the terminus of Kay Avenue which states, “THIS IS A 
DESIGNATED COLLECTOR ROADWAY.  THIS STREET WILL BE EXTENDED AND 
WIDENDED IN THE FUTURE.”  And at the terminus of Wakehurst Avenue which states, 
"THIS ROAD WILL BE EXTENDED IN THE FUTURE.” 
Both stub streets extend greater than 150-feet in length and will require the construction of a 
temporary turnaround at the terminus of the roadways.  The temporary turnaround should be 
paved and constructed to the same dimensional standards as a standard cul-de-sac.   

Wakehurst Avenue is proposed to stub to the middle of the Mason Creek Feeder.  The 
applicant should be required to design the bridge crossing of the creek and provide a road 
trust deposit for half the crossing.  The exact amount of the road trust deposit will be 
determined by ACHD as part of the plan review for the crossing of the Mason Creek Feeder.   

11. Neighborhood Concerns  
The residents of Pear Blossom Subdivision located directly east of the site have raised concerns 
regarding the potential for cut-thru traffic through their subdivision.  Wild Pear Street, an existing 
stub street to this site, provides access to SH-69/Meridian Road via Aristocrat Drive.  When 
ACHD approved Springhill Subdivision in 2007, a direct roadway connection was proposed 
between Linder Road and Wild Pear Street.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
As part of the current application the direct connection of Wild Pear Street to Linder Road has 
been removed and two local east-west street connections are proposed to be constructed north 
and south of Wild Pear Street. This should reduce the potential for cut-thru though the Pear 
Blossom Subdivision as a direct connection to Wild Pear Street will not be made.  The two new 

Wild Pear 
connection to Kay 

2007 Site 
Plan 
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local streets north of Wild Pear, and Wild Pear Street will connect to Kay Avenue, a mid-mile 
residential collector roadway.  This direct connection to Kay Avenue will provide the residents of 
the Pear Blossom Subdivision access to Lake Hazel and Columbia Roads providing additional 
access to area roadway for those residents. 
 

  
 

12. Tree Planters 
Tree Planter Policy:  Tree Planter Policy: The District’s Tree Planter Policy prohibits all trees in 
planters less than 8-feet in width without the installation of root barriers. Class II trees may be 
allowed in planters with a minimum width of 8-feet, and Class I and Class III trees may be allowed 
in planters with a minimum width of 10-feet. 

Wild Pear 
connection to Kay 
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13. Landscaping 
Landscaping Policy: A license agreement is required for all landscaping proposed within ACHD 
right-of-way or easement areas.  Trees shall be located no closer than 10-feet from all public 
storm drain facilities.  Landscaping should be designed to eliminate site obstructions in the vision 
triangle at intersections.  District Policy 5104.3.1 requires a 40-foot vision triangle and a 3-foot 
height restriction on all landscaping located at an uncontrolled intersection and a 50-foot offset 
from stop signs.  Landscape plans are required with the submittal of civil plans and must meet all 
District requirements prior to signature of the final plat and/or approval of the civil plans. 

14. Other Access 
Linder Road and Lake Hazel Road are classified as minor arterial roadways. Kay Avenue is 
classified as collector roadway. Other than the access specifically approved with this application, 
direct lot access is prohibited to these roadways and should be noted on the final plat. 

D. Site Specific Conditions of Approval 

1. Prior to the ACHD's signature on the final plat which contains the 260th lot the applicant should be 
required to submit an updated traffic impact study to staff for review.  The updated traffic impact 
study shall include a signal warrant analysis for the Linder Road/Columbia Road intersection,  the 
Lake Hazel Road and Ten Mile Road intersection, the Lake Hazel Road and Linder Road 
intersection, and the Lake Hazel Road segment between Linder Road and SH-69/Meridian Road.   

2. Additional improvements may be required based on the findings of the future updated traffic 
impact study. 

3. If it is determined through the updated traffic impact study that improvements are needed at the 
Linder Road/Columbia Road intersection, then install an interim signal within the existing right-of-
way at the Columbia/Linder Road intersection.  Coordinate the design and construction of the 
interim signal with ACHD’s Development Review staff.   

4. Enter into a signal agreement with ACHD for the installation of the interim signal at the 
Columbia/Linder Road intersection.  The signal agreement shall include that the intersection be 
designed to provide a 3 X 3 intersection with three 12-foot wide travel lanes; one receiving lane, 
one dedicated left turn lane, and one thru/right lane on each approach, that the applicant is 
responsible for all costs associated with the hardware, design, and installation of the interim 
signal, and that interim improvements are not eligible for reimbursement.   
In order to ensure the Columbia/Linder Road intersection will be improved when warranted, the 
following items must be in place prior plans acceptance for the final plat which contains the 261st 
building lot: 

 
• Signal  Agreement  
• Full design and approved plans for the intersection 

 
5. Prior to the ACHD's signature on the final plat which contains the 500th lot the applicant should be 

required to submit an updated traffic impact study to staff for review.  The updated traffic impact 
study should include a signal warrant analysis for the Lake Hazel Road and Ten Mile Road 
intersection, the Lake Hazel Road and Linder Road intersection, and the Lake Hazel Road 
segment between Linder Road and SH-69/Meridian Road.   

6. Additional improvements may be required based on the findings of the future updated traffic 
impact study. 

7. If it is determined through the updated traffic impact study that improvements are needed at the 
Lake Hazel Road and Ten Mile Road intersection, then the applicant should be required to make 
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improvements to the intersection per the CIP or interim improvements prior to ACHD's signature 
on the final plat that contains the 501st  building lot.   

8. Enter into a Cooperative Development Agreement with the District to improve the Lake Hazel 
Road/Ten Mile Road to a single lane roundabout, as listed in the ACHD's CIP.  

• The Cooperative Development Agreement shall include the intersection design and 
construction, as well as allocation of costs.  ACHD will only provide impact fee credit for 
impact fee eligible costs of permanent intersection improvements consistent with CIP.   

9. In order to ensure the intersection will be improved when warranted, the following items must be 
in place prior plans acceptance for the final plat necessitating the improvements.  

• Cooperative Development Agreement;  
• Financial surety provided by the applicant meeting the terms of the Cooperative 

Development Agreement;  
• Full design and approved plans for the intersection; 
• Dedication of all of the right-of-way necessary to complete the          

intersection project.   
 

10. If the right-of-way for the construction of the roundabout is not available or able to be acquired, 
and, and if ACHD has not constructed a single lane roundabout at the Lake Hazel Road/Ten Mile 
Road intersection prior to construction of the phase of the development which contains the 501st  
building lot, then the applicant shall install an interim signal within the existing right-of-way at the 
Lake Hazel Road/Ten Mile Road intersection prior to ACHD’s signature on the final plat that 
contains the 451st.   
Enter into a signal agreement with ACHD for the installation of the interim signal at the Lake Hazel 
Road and Ten Mile Road intersection.  The signal agreement shall include that the intersection be 
designed to provide a 3 X 3 intersection with three 12-foot wide travel lanes; one receiving lane, 
one dedicated left turn lane, and one thru/right lane on each approach; that the applicant is 
responsible for all costs associated with the hardware, design, and installation of the interim 
signal, and that interim improvements are not eligible for reimbursement by ACHD.   
In order to ensure the Lake Hazel Road and Ten Mile Road intersection will be improved when 
warranted, the following items must be in place prior plans acceptance for the final plat which 
contains the 501st building lot: 

 
• Signal  Agreement  
• Full design and approved plans for the intersection 

 
11. Construct a minimum 5-foot wide detached concrete sidewalk on Lake Hazel Road abutting the 

site, as proposed.  Construct the sidewalk a minimum of 41-feet from the centerline of Lake Hazel 
Road abutting the site.  Provide a permanent right-of-way easement if sidewalks are to be placed 
outside of the dedicated right-of-way.   

12. Widen the pavement on Lake Hazel Road to a minimum pavement width of 17-feet from 
centerline plus a 3-foot wide gravel shoulder abutting the entire site.  

13. When Kay Avenue is extended to Lake Hazel Road construct a westbound left turn lane on Lake 
Hazel Road at the intersection.   Coordinate the design and construction of the left turn lane with 
ACHD Planning Review staff.  

14. Construct a minimum 5-foot wide detached concrete sidewalk on Linder Road abutting the site, as 
proposed.  Construct the sidewalk a minimum of 41-feet from the centerline of Linder Road 
abutting the site.  Provide a permanent right-of-way easement if sidewalks are to be placed 
outside of the dedicated right-of-way.   
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15. Widen the pavement on Linder Road to a minimum pavement width of 17-feet from centerline plus 
a 3-foot wide gravel shoulder abutting the entire site.  

16. When Midsummer Drive is extended to Linder Road construct a southbound left turn lane on 
Linder Road at the intersection.   Coordinate the design and construction of the left turn lane with 
ACHD Planning Review staff.  

17. Construct Kay Avenue, north and south of the existing Pear Blossom Subdivision as one-half of a 
36-foot wide residential collector street section with vertical curb, gutter, and 8-foot wide concrete 
sidewalks on the west side of the roadway, plus 12 additional feet of pavement (to total 30-feet of 
pavement) with a gravel shoulder and barrow ditch on the east side of the roadway.  The right-of-
way for Kay Avenue should extend to the east property line.  A permanent right-of-way easement 
should be provided if sidewalks are to be placed outside of the dedicated right-of-way.   

18. Construct Kay Avenue as a complete 36-foot wide residential collector roadway with vertical curb, 
gutter and 8-foot wide concrete sidewalks abutting the Pear Blossom Subdivision located directly 
east of the site.  The applicant shall be responsible for the design and construction of half of the 
Kay Avenue; 30-feet of pavement, vertical curb, gutter, and an 8-foot wide sidewalk abutting the 
site.  ACHD will pay for the design and construction to complete Kay Avenue; 6-feet of pavement, 
vertical curb, gutter, and 8-foot wide sidewalk, abutting the Pear Blossom Subdivision.    

19. Enter into a cooperative development agreement (CDA) with ACHD for the construction of Kay 
Avenue abutting the Pear Blossom Subdivision.  The CDA should include the roadway design and 
construction, as well as allocation of costs.  

20. In order to ensure that Kay Avenue is fully improved abutting the Pear Blossom Subdivision, the 
following items must be in place prior plans acceptance for the final plat necessitating the 
improvements.  

• Cooperative Development Agreement;  
• Financial surety provided by the applicant meeting the terms of the Cooperative 
• Development Agreement;  
• Full design and approved plans for the roadway; 
• Dedication of all of the right-of-way necessary to complete the roadway widening project.   

 
21. Dedicate additional right-of-way to accommodate the construction of a future construction of a 

multi-lane roundabout at the Lake Hazel Road/Kay Avenue intersection consistent with the 
template shown on page 11. 

22. Construct Monet Drive, as a 36-foot wide residential collector roadway with vertical curb, gutter, 
and 8-foot wide concrete sidewalks.  Provide a permanent right-of-way easement sidewalks are to 
be placed outside of the dedicated right-of-way.   

23. Construct Huntington Street as one-half of a 36-foot street section with curb, gutter, and sidewalk 
on the north side of the roadway, plus 12 additional feet of pavement (to total 30-feet of 
pavement) with a gravel shoulder and barrow ditch on the south side of the roadway.  The right-
of-way for Huntington Street shall extend to the south property line. 

24. Construct all of the internal local streets as 36-foot street sections with rolled curb, gutter, and an 
8-foot wide planter strip within 50-feet of right-of-way and 5-foot wide detached concrete. Provide 
a permanent right-of-way easement for all of the sidewalks placed outside of the dedicated right-
of-way.   

25. Construct a cul-de-sac turnaround at the terminus of St. Pete Street, with a minimum radius of 45-
feet.    
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26. Construct a cul-de-sac turnaround at the terminus of Wind Chime Court, with a minimum radius of 
45-feet.    

27. If the applicant wants to construct center landscape islands on the entry portion of Monet Drive or 
the entry portion of any internal local streets, then 20-foot wide travel lanes shall be construct on 
both sides of the center landscape island.  The center landscape island will be restricted to a 
maximum width of 12-feet near an intersection for a minimum distance of 150-feet.  Any center 
landscape islands shall be platted as right-of-way, owned by ACHD.  The applicant or the home 
owners associated shall apply for license agreement for any landscape within the islands.   

28. Construct the following  roadways to intersect Linder Road:  

• One new local street is proposed to be located approximately 720-feet south of Lake 
Hazel Road. 

• Monet Drive is proposed to be located approximately 1,800-feet south of Lake Hazel 
Road.   

29. Construct the following roadways to intersect Kay Avenue: 

• Shaylee Drive is proposed to be located approximately 660-feet south of Lake Hazel 
Road. 

• Forest Garden Way is proposed to be located approximately 1,755-feet south of Lake 
Hazel Road. 

• Sage Street is proposed to be located approximately 3,376-feet south of Lake Hazel 
Road.   

30. Construct one stub streets to the south, Kay Avenue, located at the site’s east property line. 
Construct a temporary turnaround at the terminus of the stub street.  The temporary turnaround 
shall be paved and constructed to the same dimensional standards as a standard cul-de-sac.  
Install a sign at the terminus of Kay Avenue which states, “THIS IS A DESIGNATED 
COLLECTOR ROADWAY.  THIS STREET WILL BE EXTENDED AND WIDENDED IN THE 
FUTURE.”   

31. Construct one stub street to the south, Wakehurst Avenue, located 1,320-feet west of Kay 
Avenue.  Construct a temporary turnaround at the terminus of the stub street.  The temporary 
turnaround shall be paved and constructed to the same dimensional standards as a standard cul-
de-sac. Install a sign at the terminus of Wakehurst Avenue which states, "THIS ROAD WILL BE 
EXTENDED IN THE FUTURE.” 

32. Wakehurst Avenue stubbs to the middle of the Mason Creek Feeder.  Design the bridge crossing 
of the creek and provide a road trust deposit for half the crossing.  The exact amount of the road 
trust deposit will be determined by ACHD as part of the plan review for the crossing of the Mason 
Creek Feeder. 

33. Direct lot access to Lake Hazel Road, Linder Road, Monet Drive, and Kay Avenue is prohibited 
and shall be noted on the final plat. 

34.  Payment of impact fees is due prior to issuance of a building permit. 

35. Comply with all Standard Conditions of Approval. 
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E.  Standard Conditions of Approval 

1. All proposed irrigation facilities shall be located outside of the ACHD right-of-way (including 
all easements).  Any existing irrigation facilities shall be relocated outside of the ACHD right-
of-way (including all easements).  

2. Private Utilities including sewer or water systems are prohibited from being located within 
the ACHD right-of-way. 

3. In accordance with District policy, 7203.3, the applicant may be required to update any 
existing non-compliant pedestrian improvements abutting the site to meet current Americans 
with Disabilities Act (ADA) requirements.  The applicant’s engineer should provide 
documentation of ADA compliance to District Development Review staff for review.   

4. Replace any existing damaged curb, gutter and sidewalk and any that may be damaged 
during the construction of the proposed development.  Contact Construction Services at 
387-6280 (with file number) for details. 

5. A license agreement and compliance with the District’s Tree Planter policy is required for all 
landscaping proposed within ACHD right-of-way or easement areas.   

6. All utility relocation costs associated with improving street frontages abutting the site shall 
be borne by the developer. 

7. It is the responsibility of the applicant to verify all existing utilities within the right-of-way.  
The applicant at no cost to ACHD shall repair existing utilities damaged by the applicant.  
The applicant shall be required to call DIGLINE (1-811-342-1585) at least two full business 
days prior to breaking ground within ACHD right-of-way.  The applicant shall contact ACHD 
Traffic Operations 387-6190 in the event any ACHD conduits (spare or filled) are 
compromised during any phase of construction. 

8. Utility street cuts in pavement less than five years old are not allowed unless approved in 
writing by the District.  Contact the District’s Utility Coordinator at 387-6258 (with file 
numbers) for details. 

9. All design and construction shall be in accordance with the ACHD Policy Manual, ISPWC 
Standards and approved supplements, Construction Services procedures and all applicable 
ACHD Standards unless specifically waived herein.  An engineer registered in the State of 
Idaho shall prepare and certify all improvement plans. 

10. Construction, use and property development shall be in conformance with all applicable 
requirements of ACHD prior to District approval for occupancy. 

11. No change in the terms and conditions of this approval shall be valid unless they are in 
writing and signed by the applicant or the applicant’s authorized representative and an 
authorized representative of ACHD.  The burden shall be upon the applicant to obtain 
written confirmation of any change from ACHD. 

12. If the site plan or use should change in the future, ACHD Planning Review will review the 
site plan and may require additional improvements to the transportation system at that time. 
Any change in the planned use of the property which is the subject of this application, shall 
require the applicant to comply with ACHD Policy and Standard Conditions of Approval in 
place at that time unless a waiver/variance of the requirements or other legal relief is 
granted by the ACHD Commission.   
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F. Conclusions of Law 
1. The proposed site plan is approved, if all of the Site Specific and Standard Conditions of Approval 

are satisfied. 
2. ACHD requirements are intended to assure that the proposed use/development will not place an 

undue burden on the existing vehicular transportation system within the vicinity impacted by the 
proposed development.  

G. Attachments 
1. Vicinity Map 
2. Site Plan 
3. Traffic Impact Study - Summary 
4. Utility Coordinating Council 
5. Development Process Checklist 
6. Request for Reconsideration Guidelines 
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VICINITY MAP 
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SITE PLAN 
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Communities in Motion 2040 Development Checklist 

The Community Planning Association of Southwest Idaho 
(COMPASS) is the metropolitan planning organization 
(MPO) for Ada and Canyon Counties. COMPASS has 
developed this checklist as a tool for local governments to 
evaluate whether land developments  are consistent with 
the goals of Communities in Motion 2040 (CIM 2040), the 
regional long-range transportation plan for Ada and 
Canyon Counties. CIM 2040 was developed through a 
collaborative approach with COMPASS member agencies 
and adopted by the COMPASS Board on July 21, 2014. 

This checklist is not intended to be prescriptive, but rather 
a guidance document based on CIM 2040 goals, 
objectives, and performance measures. A checklist user 
guide is available here; and more information about the 
CIM 2040 goals can be found here; and information on 
the CIM 2040 Vision can be found here.  

Name of Development: _______________________________________________________________ 

Summary:  ________________________________________________________________  
 _________________________________________________________________________  
 _________________________________________________________________________  
 _________________________________________________________________________  
 _________________________________________________________________________  

Land Use 
In which of the CIM 2040 Vision Areas is the proposed development? (Goal 2.1)? 

Downtown  Employment Center    Existing Neighborhood Foothills   
   Future Neighborhood    Mixed Use      Prime Farmland      Rural 
  Small Town     Transit Oriented Development 

Yes No N/A The proposal is within a CIM 2040 Major Activity Center. (Goal 2.3) 

Neighborhood (Transportation Analysis Zone) Demographics  

Yes No N/A The number of jobs and/or households in this development is consistent with 
jobs/households in the CIM 2040 Vision in this neighborhood. (Goal 2.1) 

Area (Adjacent Transportation Analysis Zone) Demographics  

Yes No N/A The number of jobs and/or households in this development is consistent with 
jobs/households in the CIM 2040 Vision in this area. (Goal 2.1) 

(Page 1 of 2) 

More information on COMPASS and Communities 
in Motion 2040 can be found at: 

www.compassidaho.org 
Email: info@compassidaho.org 

Telephone: (208) 475-2239 

Springhill Subdivision

678 residential units southeast of the intersection of Linder Road and Lake Hazel Road. This proposal
meets 5 CIM checklist items and does not meet 15 items. The proposal exceeds growth forecasted for this
neighborhood and transportation infrastructure may not be able to support the new transportation needs. In addition
to the proposed pathway along the Mason Creek Feeder, consider requiring enhanced pedestrian crossings on
Linder Road and Columbia Rd for future pathway connections per the Kuna 2016 Regional Pathway Map.

1 0 678 0 1 0

51 19 729 19 652 74
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Communities in Motion 2040 Development Checklist 

Transportation 
Attached N/A  An Area of Influence Travel Demand Model Run is attached. 
Yes No N/A There are relevant projects in the current Regional Transportation 

Improvement Projects (TIP) within one mile of the development. 
Comments: _______________________________________________________________________  

Yes No N/A The proposal uses appropriate access management techniques as described 
in the COMPASS Access Management Toolkit. 

Comments: ________________________________________________  
Yes No N/A This proposal supports Valley Regional Transit’s 

Transit Amenities Development Guidelines  
Comments: ________________________________________________________________  

The Complete Streets Level of Service (LOS) scoring based on the proposed development will be 
provided on an separate worksheet (Goals 1.1, 1.2, 1.3, 1.4, 2.4): 

Attached N/A  Complete Streets LOS scorecard is attached. 
Yes No N/A The proposal maintains or improves current automobile LOS. 
Yes No N/A The proposal maintains or improves current bicycle LOS. 
Yes No N/A The proposal maintains or improves current pedestrian LOS. 
Yes No N/A The proposal maintains or improves current transit LOS. 

Yes No N/A The proposal is in an area with a Walkscore over 50. 

Housing
Yes No N/A The proposal adds compact housing over seven residential units per acre. 

(Goal 2.3) 
Yes No N/A The proposal is a mixed-use development or in a mixed-use area. (Goal 

3.1) 
Yes No N/A The proposal is in an area with lower transportation costs than the regional 

average of 26% of the median household income. (Goal 3.1) 
Yes No N/A The proposal improves the jobs-housing balance by providing housing in 

employment-rich areas. (Goal 3.1) 

Community Infrastructure 
Yes No N/A The proposal is infill development. (Goals 4.1, 4.2) 
Yes No N/A The proposal is within or adjacent to city limits. (Goals 4.1, 4.2) 
Yes No N/A The proposal is within a city area of impact. (Goals 4.1, 4.2) 

Health
Yes No N/A The proposal is within 1/4 mile of a transit stop. (Goal 5.1) 
Yes No N/A The proposal is within 1/4 mile of a public school. (Goal 5.1) 
Yes No N/A The proposal is within 1/4 mile of a grocery store. (Goal 5.1) 
Yes No N/A The proposal is within 1 mile of a park and ride location. (Goal 5.1) 

Economic Development  
Yes No N/A The proposal improves the jobs-housing balance by providing employment in 

housing-rich areas. (Goal 3.1) 
Yes No N/A The proposal provides grocery stores or other retail options for 

neighborhoods within 1/2 mile. (Goal 6.1) 

Open Space 
Yes No N/A The proposal is within a 1/4 mile of a public park. (Goal 7.1) 
Yes No N/A The proposal provides at least 1 acre of parks for every 35 housing units. 

(Goal 7.1) 
Farmland

Yes No N/A The proposal is outside “Prime Farmland” in the CIM 2040 Vision. (Goals 
4.1, 8.2) 

Yes No N/A The proposal is outside prime farmland. (Goal 8.2)
(Page 2 of 2) 

●

●

Improvements planned at Deer Flat & Linder intersection w/ curb, gutter, sidewalk and bike lanes.
●

Provides a collector network, multimodal paths, and stub roads. Work with ACHD on access.
●

Bus line & stop planned in 2040 horizon, consider ROW needed for ADA compliant transit amenities
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 Mode     Existing  With detached sidewalk and bicycle lane
Link LOS Link LOS 

Linder Road 

 
Columbia Road to 
Lake Hazel Road

Transit F F 

Bike A B 

Ped  D B 

Highway Capacity Manual 2010 Methodologies 

Communities in Motion 2040 Complete Streets Scorecard 

The purpose of this checklist is to provide a tool for local governments to evaluate whether land developments 
are in accordance with the goals of Communities in Motion 2040 (CIM 2040). Complete Streets Level of Service 
(LOS) refers to the multimodal (automobile, bicycle, pedestrian, and transit) experience and grades a roadway 
(A-F) for each mode. COMPASS conducts Complete Streets Level of Service (CSLOS) analysis for developments 
on arterial roads. 

Walkscore:  2 Car-Dependent.   Walkscore is a walkability index that assigns a numerical 
walkability on a scale from 0 - 100 based on walking routes to destinations such as grocery stores, 
schools, parks, restaurants, and retail. Scores of 50 or higher are considered at least “Somewhat 
Walkable” while scores less than 50 are “Car-Dependent.” 
 

More information on 
COMPASS and  

Communities in Motion 
2040 can be found at: 

www.compassidaho.org 

 Mode     Existing  With detached sidewalk and bicycle lane
Link LOS Link LOS 

Lake Hazel Road 
 

Linder Road to  
Highway 69

Transit F F 

Bike B A 
Ped  D B 

Highway Capacity Manual 2010 Methodologies 
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